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1 DECLARATION OF OPENING 

On establishing there is a quorum, the Mayor will declare the meeting open. 

Recognition of the Traditional Owners 

Council acknowledges the Quandamooka people who are the traditional custodians of the land on 
which we meet. Council also pays respect to their elders, past and present, and extends that 
respect to other indigenous Australians who are present. 
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2 RECORD OF ATTENDANCE AND LEAVE OF ABSENCE 

Motion is required to approve leave of absence for any Councillor absent from today’s meeting. 
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3 DEVOTIONAL SEGMENT 

Reverend Dr Joseph Wood of Nazarene Theological College a member of the Ministers’ Fellowship 
will lead Council in a brief devotional segment. 
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4 RECOGNITION OF ACHIEVEMENT 

Mayor to present any recognition of achievement items. 
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5 RECEIPT AND CONFIRMATION OF MINUTES  

General Meeting - 20 October 2021 
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6 DECLARATION OF PRESCRIBED CONFLICT OF INTERESTS AND DECLARABLE 
CONFLICT OF INTERESTS  

Councillors are reminded of their responsibilities in relation to a Councillor’s Prescribed Conflict of 
Interest and Declarable Conflict of Interest at a meeting.  For full details see Chapter 5B of the 
Local Government Act 2009. 

In summary: 

Obligation of Councillor with Prescribed Conflict of Interest 

Section 150EL of the Local Government Act 2009 requires Councillors to declare a Prescribed 
Conflict of Interest in a matter as soon as they become aware of their interest in the matter, 
either: 

(1) at a local government meeting, or 

(2) as soon as practicable, by giving the Chief Executive Officer written notice of the prescribed 
conflict of interest. 

(3) The declaration must include the following particulars: 

(a) For a gift, loan or contract – the value of the gift, loan or contract; 

(b) For an application for which a submission has been made – the matters the subject of the 
application and submission; 

(c) The name of any entity, other than the Councillor, that has an interest in the matter; 

(d) The nature of the Councillor’s relationship with the entity mentioned in (c) above; 

(e) Details of the Councillor’s, and any other entity’s, interest in the matter. 

Dealing with Prescribed Conflict of Interest at a Meeting 

Pursuant to Section 150EM of the Local Government Act 2009, if a Councillor declares a Prescribed 
Conflict of Interest in a matter, the Councillor must leave the place at which the meeting is being 
held, including any area set aside for the public, and stay away from the place while the matter 
is discussed and voted on. 

Obligation of Councillor with Declarable Conflict of Interest 

Section 150EQ of the Local Government Act 2009 requires Councillors to declare a Declarable 
Conflict of Interest in a matter as soon as they become aware of their interest in the matter, 
either: 

(1) at a local government meeting, or 

(2) as soon as practicable, by giving the Chief Executive Officer written notice of the declarable 
conflict of interest. 

(3) The declaration must include the following particulars: 

(a) The nature of the declarable conflict of interest; 

(b) If the declarable conflict of  interest arises because of the councillor’s relationship with a 
related party: 

(i) The name of the related party; and 
(ii) The nature of the relationship of the related party to the Councillor; and 
(iii) The nature of the related party’s interests in the matter; 
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(c) If the Councillor’s or related party’s personal interests arise because of the receipt of a gift 
or loan from another person: 

(i) The name of the other person; and 
(ii) The nature of the relationship of the other person to the Councillor or related party; and 
(iii) The nature of the other person’s interests in the matter; and 
(iv) The value of the gift or loan, and the date the gift was given or loan was made. 

Procedure if Councillor has Declarable Conflict of Interest 

Pursuant to Section 150ES of the Local Government Act 2009, eligible Councillors at the meeting 
must, by resolution, decide whether the Councillor who has declared the interest: 

(1) May participate in a decision about the matter at the meeting, including by voting on the 
matter; or 

(2) Must leave the place at which the meeting is being held, including any area set aside for the 

public, and stay away from the place while the eligible Councillors discuss and vote on the 

matter. 

Duty to report another Councillor’s Prescribed Conflict of Interest or Declarable Conflict of 
Interest 

Pursuant to section 150EW of the Local Government Act 2009, a Councillor who reasonably 
believes or reasonably suspects another Councillor has a Prescribed Conflict of Interest or a 
Declarable Conflict of Interest in a matter must: 

(1) Immediately inform the person who is presiding at the meeting about the belief or suspicion; or 

(2) As soon as practicable, inform the Chief Executive Officer of the belief of suspicion. 

The Councillor must also inform the person presiding, or the Chief Executive Officer, of the facts 
and circumstances forming the basis of the belief or suspicion. 

Record of Prescribed and Declarable Conflicts of Interest 

Where a Councillor informs the meeting of a Prescribed or Declarable Conflict of Interest, section 
150FA of the Local Government Act 2009 requires the following information to be recorded in the 
minutes of the meeting: 

(1) The name of the Councillor who may have a prescribed or declarable conflict of interest in the 
matter; 

(2) The particulars of the prescribed or declarable conflict of interest; 

(3) If another Councillor informs the meeting of a belief of suspicion, about another Councillor’s 
Conflict of Interest: 

(a) The action the Councillor takes; 

(b) Any decision by eligible Councillors; and 

(c) The name of each eligible Councillor who voted in relation to whether the Councillor has a 
declarable conflict of Interest, and how each eligible Councillor voted. 

(4) Whether the Councillor participated in deciding the matter, or was present for deciding the 
matter; 

(5) For a matter to which the Prescribed or Declarable Conflict of Interest relates: 

(a) The name of the Councillor who has declared the conflict of interest; 
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(b) The nature of the personal interest, as described by the Councillor; 

(c) The decision made; 

(d) Whether the Councillor participated in the meeting under an approval by the Minister; 

(e) If the Councillor voted on the matter, how they voted; and 

(f) How the majority of Councillors voted on the matter. 

(6) If the Councillor has a Declarable Conflict of Interest, in addition to the information above, the 
following information must be recorded in the minutes: 

(a) The decision and reasons for the decision as to whether the Councillor with the Declarable 
Conflict of Interest may participate in the decision, or must not participate in the decision; 
and 

(b) The name of each eligible Councillor who voted on the decision, and how the eligible 
Councillor voted.  
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7 MATTERS OUTSTANDING FROM PREVIOUS COUNCIL MEETINGS 

7.1 EXPRESSIONS OF INTEREST CAMPAIGN - REDLANDS COAST TOURIST AND COMMUNITY 
DESTINATION, MACARTHUR ST, ALEXANDRA HILLS 

At the General Meeting 2 December 2020 (Item 19.2 refers), Council resolved as follows: 

That Council resolves as follows: 

1. To note the outcomes of the Expressions of Interest Campaign for a Tourist Park and associated 
community uses that has now finished, and that no tourism-related proposals were received.  

2. To hold discussions with proponents of non-tourism related purposes to understand how other 
proposals may fit into the planning for development of the land that align with Council’s 
policies and plans. 

3. To workshop with Councillors, the outcome of these discussions. 

4. To provide a further report to Council in regards to the site upon completion of item 3 above. 

5. That this report and attachments remain confidential to ensure proposed commercial 
arrangements and details pertaining to individuals are kept private, subject to maintaining the 
confidentiality of legally privileged and commercial in confidence information. 

A report will be brought to a future meeting of Council.  
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7.2 INVESTIGATIONS TO POTENTIALLY ACQUIRE ADDITIONAL LAND FOR SPORT AND 
RECREATION PURPOSES 

At the General Meeting 18 December 2019 (Item 19.3 refers), Council resolved as follows: 

That the petition be received and referred to the Chief Executive Officer for consideration and a 
report to the local government. 

A report will be brought to a future meeting of Council.  
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7.3 NOTICE OF MOTION - MACLEAY ISLAND CAMP GROUND 

At the General Meeting 18 August 2021 (Item 17.1 refers), Council resolved as follows: 

That Council resolves as follows: 

1. That the Chief Executive Officer prepare a report to come back to Council by 15 December 
2021 on the options for a proposed 12 month camping ground trial at 79 to 87 Coast Road, 
Sandpiper Beach, Macleay Island. 

2. That the proposal is for a basic facility only catering for kayakers, mountain bikers and 
boaties with a maximum 3 day stay. The intention would be for a local community group to 
run the camping ground on behalf of Council. 

3. That the report should consider planning scheme, local laws, risks and budget considerations. 

A report will be brought to Council by 15 December 2021.  
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7.4 MAYORAL MINUTE - STATE GOVERNMENT BULK WATER REBATE 

At the General Meeting 15 September 2021 (Mayoral Minute Item 8.1 refers), Council resolved as 
follows: 

That Council resolves as follows: 

1. To write to the State Government and Seqwater and request that they support Council’s 
existing concealed leaks policy by implementing a concealed leaks policy and associated 
processes to cover the State Government’s bulk water component of water consumption in 
Redland City.   

2. To seek support for the policy change from Redlands Coast Members of Parliament. Through a 
petition seeking public support to State Parliament to be published on Council’s website and 
shared through media. 

3. To request that any decision by the Government to provide a concealed leaks rebate be 
conveyed to Council by February 2022, to allow time for Council 2022-23 Budget deliberations. 

4. Subject to the State Government implementing a bulk water rebate, Council considers any 
policy change to complement the State’s bulk water rebate to further assist ratepayers. 

A report will be brought to a future meeting of Council by February 2022.  
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7.5 MAYORAL MINUTE - OLYMPIC LEGACY WORKING GROUP 

At the General Meeting 20 October 2021 (Mayoral Minute Item 8.1 refers), Council resolved as 
follows: 

1. Council requests officers investigate options to establish a Redlands Coast Olympic and 
Paralympic Legacy Working Group. 

2. In undertaking these investigations, Officers are asked to consider: 

a. Objectives: Identify objectives for the Redlands Coast Olympic and Paralympic Games 
Legacy Working Group that help identify and advise on community legacy opportunities 
created from the Brisbane 2032 Olympic and Paralympic Games. 

b. Governance: Investigate a governance model that supports the overall objectives of the 
Working Group while also providing the necessary flexibility to ensure it remains dynamic 
and contemporary throughout the Olympic and Paralympic Games development. 

c. Membership: Investigate membership composition that supports the Legacy Working 
Group’s objectives. This should include external representatives in disciplines including but 
not limited to; transport, sport and recreation, community and cultural development, 
education and economic development.   

It is envisaged that membership will be honorary, unremunerated and appointed for a fixed 
term, with the flexibility to appoint new members as agreed by the Legacy Working Group. 

d. Reporting: Provide options for the frequency and format of meetings that supports the 
Working Group’s objectives and provides regional legacy opportunities for the Redlands 
Coast community. This should include options for the Legacy Working Group to 
communicate with other regional Olympic and Paralympic working groups and authorities. 

The Mayor, as Council’s appointed Council of Mayors (SEQ) representative, will utilise the 
Legacy Working Group’s advice and recommendations to advocate for regional legacy 
opportunities through the Council of Mayors (SEQ) and other stakeholders. 

A report will be brought to a future meeting of Council.  
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7.6 NOTICE OF MOTION - INVESTIGATION AND CONSIDERATION AROUND NEW 
COMMERCIAL DEVELOPMENTS LOCATED WITHIN EXISTING DISTRICT CENTRES 

At the General Meeting 20 October 2021 (Item 17.1 refers), Council resolved as follows: 

That Council resolves as follows: 

1. To investigate and consider the issues related to the new commercial development which is 
located within existing district centres to include, but not limited to: 

a) Vehicular and pedestrian access, safety and lighting 

b) Potential reduction in car parking, traffic and amenity impacts on the surrounding road 
network 

c) Neighbourhood and operating characteristics of the use 

d) Relevant benchmark provisions of other local government authorities in South East 
Queensland 

e) Options and recommendations relating to the appropriateness of existing assessment 
benchmarks, including the scale and intensity of the proposed use i.e. number of customer 
visits and gross floor area, as well as the levels of assessment. 

2. Prepare a major amendment as part of the next general amendment package, pursuant to Part 
4 of the Minister’s Guidelines and Rules under the Planning Act 2016, if required, incorporating 
the proposed changes to City Plan as supported by Council. 

3. That officers prepare a report to Council addressing the above by the end of January 2022. 

A report will be brought to a future meeting of Council.  
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8 MAYORAL MINUTE 

In accordance with s.6.9 of Council Meeting Standing Orders, the Mayor may put to the meeting a 
written motion called a ‘Mayoral Minute’, on any matter. Such motion may be put to the meeting 
without being seconded, may be put at that stage in the meeting considered appropriate by the 
Mayor and once passed becomes a resolution of Council.    
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9 PUBLIC PARTICIPATION 

In accordance with s.6.10 Council Meeting Standing Orders: 

1. In each meeting (other than special meetings), a period of 15 minutes may be made available 
by resolution to permit members of the public to address the local government on matters of 
public interest relating to the local government. This period may be extended by resolution.

2. Priority will be given to members of the public who make written application to the Chief 
Executive Officer by midday on the Monday preceding the meeting. A request may 
also be made to the chairperson, when invited to do so, at the commencement of the 
public participation period of the meeting.

3. The time allocated to each speaker shall be a maximum of five minutes. The chairperson, at 
his/her discretion, has authority to withdraw the approval to address Council before the time 
period has elapsed.

4. The chairperson will consider each application on its merits and may consider any relevant 
matter in his/her decision to allow or disallow a person to address the local government, e.g.

a) Whether the matter is of public interest;

b) The number of people who wish to address the meeting about the same subject

c) The number of times that a person, or anyone else, has addressed the local government 
previously about the matter;

d) The person’s behaviour at that or a previous meeting; and

e) If the person has made a written application to address the meeting.

5. Any person invited to address the meeting must:

a) State their name and suburb, or organisation they represent and the subject they wish to 
speak about;

b) Stand (unless unable to do so);

c) Act and speak with decorum;

d) Be respectful and courteous; and

e) Make no comments directed at any individual Council employee, Councillor or member of 
the public, ensuring that all comments relate to Council as a whole.
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10 PETITIONS AND PRESENTATIONS 

10.1 PETITION CR MARK EDWARDS – OPPOSITION OF TEMPORARY MACLEAY ISLAND 
CAMPGROUND 

In accordance with s.6.11 of Council Meeting Standing Orders, Cr Mark Edwards will present the 
petition and motion as follows: 

That the petition is of an operational nature and be received and referred to the Chief Executive 
Officer for consideration. 

10.2 PETITION CR ADELIA BERRIDGE – OPPOSITION TO PROPOSED DEVELOPMENT MCU21/0109 

In accordance with s.6.11 of Council Meeting Standing Orders, Cr Adelia Berridge will present the 
petition and motion as follows: 

That the petition be recieved. 
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11 MOTION TO ALTER THE ORDER OF BUSINESS 

The order of business may be altered for a particular meeting where the Councillors at that 
meeting pass a motion to that effect.  Any motion to alter the order of business may be moved 
without notice.  
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12 REPORTS FROM THE OFFICE OF THE CEO 

Nil  
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13 REPORTS FROM ORGANISATIONAL SERVICES 

13.1 OCTOBER 2021 MONTHLY FINANCIAL REPORT 

Objective Reference: A5995235 

Authorising Officer: Deborah Corbett-Hall, Chief Financial Officer 

Responsible Officer: Deborah Corbett-Hall, Chief Financial Officer  

Report Author: Udaya Panambala Arachchilage, Corporate Financial Reporting Manager  

Attachments: 1. Monthly Financial Report RCC Oct 21 ⇩   
  

PURPOSE 

To note the year to date financial results as at 31 October 2021. 

BACKGROUND 

Council adopts an annual budget and then reports on performance against the budget on a 
monthly basis. This is not only a legislative requirement but enables the organisation to 
periodically review its financial performance and position and respond to changes in community 
requirements, market forces or other outside influences. 

ISSUES 

Capital carryover budget 2020-21 

Council adopted a carryover budget on 18 August 2021 to accommodate capital works straddling 
two financial years. The attached monthly financial report for October includes the carryover 
budget adopted by Council. The differences between the carryover budget figures contained in 
the attached report and those published on 18 August 2021 are due to the actual opening 
balances on 1 July 2021. The final audited opening balances, together with other revisions to the 
budget, will be adopted as part of the revised budget in early 2022, and will reconcile to the 
financial management system and end of year accounts finalisation process.  

Monitoring of the capital program progress 

As mentioned in the risk management section below, the Executive Leadership Team reviews the 
progress of the capital program on a regular basis.  Over the last nineteen months, the global 
pandemic has played a role in the procurement lead time, availability of contractors and price of 
materials.  Constant focus, review and mitigation where possible is occurring by the organisation’s 
senior leaders and these factors are considerations when management reviews the organisation 
risk registers. 

2021-22 Budget review 

Council officers are currently compiling submissions for a budget review. The monthly analysis will 
be consolidated to update Council’s budget for the 2021-22 financial year. Officers are planning to 
table a revised budget for Council’s consideration in February 2022.  

STRATEGIC IMPLICATIONS 

Council has either achieved or favourably exceeded the following key financial stability and 
sustainability ratios as at the end of October 2021.   
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 Operating surplus ratio 

 Net financial liabilities 

 Level of dependence on general rate revenue  

 Ability to pay our bills – current ratio 

 Ability to repay our debt – debt servicing ratio 

 Cash balance 

 Cash balances – cash capacity in months 

 Longer term financial stability – debt to asset ratio 

 Interest coverage ratio 

 Operating performance 

The following ratios did not meet the target at the end of October 2021: 

 Asset sustainability ratio 
The asset sustainability ratio did not meet the target at the end of October 2021 and continues to 
be a stretch target for Council with renewal spends of $6.55M and depreciation expense of 
$19.52M year to date on infrastructure assets. This ratio is an indication of how Council currently 
maintains, replaces and renews its existing infrastructure assets as they reach the end of their 
useful lives. Capital spend on non-renewal projects increases the asset base and therefore 
increases depreciation expense, resulting in a lower asset sustainability ratio.  

Council’s Capital Portfolio Prioritisation Administrative Directive demonstrates its commitment to 
maintaining existing infrastructure and the adoption of a renewal strategy for its existing assets 
ahead of ‘upgrade’ and/or ‘new’ works.  

Legislative Requirements 

The October 2021 financial report is presented in accordance with the legislative requirement of 
section 204(2) of the Local Government Regulation 2012, requiring the Chief Executive Officer to 
present the financial report to a monthly Council meeting. 

Risk Management 

The October 2021 financial report has been noted by the Executive Leadership Team and relevant 
officers who can provide further clarification and advice around actual to budget variances. 

Financial 

There is no direct financial impact to Council as a result of this report; however it provides an 
indication of financial outcomes at the end of October 2021. 

People 

Nil impact expected as the purpose of the attached report is to provide financial information to 
Council based upon actual versus budgeted financial activity. 

Environmental 

Nil impact expected as the purpose of the attached report is to provide financial information to 
Council based upon actual versus budgeted financial activity. 

Social 

Nil impact expected as the purpose of the attached report is to provide financial information to 
Council based upon actual versus budgeted financial activity. 
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Human Rights  

There are no human rights implications for this report as the purpose of the attached report is to 
provide financial information to Council based upon actual versus budgeted financial activity. 

Alignment with Council's Policy and Plans 

This report has a relationship with the following items of Council’s Our Future Redlands – A 
Corporate Plan to 2026 and Beyond: 

Efficient and effective organisation objectives 

7.1 Improve the efficiency and effectiveness of Council’s service delivery to decrease costs, and 
enhance customer experience and community outcomes. 

7.4 Demonstrate good governance through transparent, accountable processes and sustainable 
practices and asset management. 

CONSULTATION 

Consulted Date Comment 

Council departmental officers Year to date October 2021 
Consulted on financial results and 
outcomes 

Financial Services Group officers Year to date October 2021 
Consulted on financial results and 
outcomes 

Executive Leadership Team and 
Senior Leadership Team 

Year to date October 2021 
Recipients of variance analysis between 
actual and budget. Consulted as required 

OPTIONS 

Option One 

That Council resolves to note the financial position, results and ratios for October 2021 as 
presented in the attached Monthly Financial Report. 

Option Two 

That Council resolves to request additional information. 

OFFICER’S RECOMMENDATION 

That Council resolves to note the financial position, results and ratios for October 2021 as 
presented in the attached Monthly Financial Report. 
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13.2 OPERATIONAL PLAN QUARTERLY PERFORMANCE REPORT SEPTEMBER 2021 

Objective Reference: A5994572 

Authorising Officer: Louise Rusan, Acting General Manager Organisational Services 

Responsible Officer: Tony Beynon, Group Manager Corporate Governance  

Report Author: Lorraine Lee, Senior Adviser Corporate Planning and Performance  

Attachments: 1. Operational Plan 2021-2022 Performance Report July to September 
Quarter One 2021 ⇩   

PURPOSE 

To provide an update on the progress of the Operational Plan 2021-2022 from 1 July to 30 
September 2021. 

BACKGROUND 

The Local Government Act 2009 requires Council to adopt an operational plan each year. The 
Operational Plan 2021-2022 (the Plan) is an important planning document which sets out how 
Council intends to implement the Corporate Plan Our Future Redlands – A Corporate Plan to 2026 
and Beyond. 

The Plan is structured to reflect the seven goals (themes) of the Corporate Plan, and outlines 30 
catalyst project activities and 37 key initiative activities that are planned to be delivered in the 
2021-2022 financial year. 

The Local Government Regulation 2012 requires the Chief Executive Officer to present a written 
assessment of Council’s progress towards implementing the annual operational plan at meetings 
of Council, at least quarterly. 

ISSUES 

The attached Operational Plan 2021-2022 Performance Report July to September Quarter One 
2021 includes a progress and status update for each activity for catalyst projects and key initiatives 
outlined in the Plan.  

The report provides commentary by exception on activity tasks that have a monitor or concern 
status. In addition, the report provides Key Activities and Highlights under each goal (theme) of 
the Corporate Plan and links to resources which provide further information and updates for the 
community.  

The information in the report has been provided by the Council business area accountable for 
each activity. 

The following summarises the status of the 67 activities outlined in the Plan: 

On Track 61 

Monitor  4 

Concern 1 

Completed 1 

Total 67 
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STRATEGIC IMPLICATIONS 

Legislative Requirements 

This report has been prepared in compliance with section 174(3) of the Local Government 
Regulation 2012 which states that the “chief executive officer must present a written assessment 
of the local government’s progress towards implementing the annual operational plan at meetings 
of the local government held at regular intervals of not more than 3 months”.  

Risk Management 

The risk of not delivering the Plan is that Council does not achieve the commitments set out in the 
longer term Corporate Plan. Each activity has associated risks which are managed by the relevant 
area of Council. 

Financial 

The Plan is funded from the 2021-2022 Annual Budget. 

People 

Although delivery of the Plan itself is dependent on staff resources, there are no direct impacts on 
people resulting from this report. 

Environmental 

Some activities within the Plan directly contribute to Council’s environmental commitments. 
However, this report does not have any direct environmental impacts. 

Social 

Some activities within the Plan directly contribute to Council’s social commitment. However, this 
report does not have any direct social impacts. 

Human Rights 

There are no human rights implications associated with this report. 

Alignment with Council's Policy and Plans 

The Plan outlines activities against the seven goals (themes) in the Corporate Plan that Council 
plans to deliver in 2021-2022. As such, it is a key planning document and consistent with the 
Corporate Plan.  

Council adopted its Corporate Plan on 16 December 2020, for commencement on 1 July 2021. The 
Corporate Plan provides Council with a framework for forward planning and future delivery of 
services and infrastructure.  

This performance report is in response to Council’s Corporate Plan. 
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CONSULTATION 

Consulted Date Comments 

Office of CEO 
Head of People, Culture and 
Organisational Performance 

October 2021 The activity progress and comments have been provided by the 
officers involved in delivering the particular activities within the 
Operational Plan 2021-2022. 

Organisational Services 
General Manager Organisational 
Services  

October 2021 The activity progress and comments have been provided by the 
officers involved in delivering the particular activities within the 
Operational Plan 2021-2022. 

Community and Customer 
Services 
General Manager Community and 
Customer Services 

October 2021 The activity progress and comments have been provided by the 
officers involved in delivering the particular activities within the 
Operational Plan 2021-2022. 

Infrastructure and Operations 
General Manager Infrastructure 
and Operations 

October 2021 The activity progress and comments have been provided by the 
officers involved in delivering the particular activities within the 
Operational Plan 2021-2022. 

OPTIONS 

Option One 

That Council resolves to note the Operational Plan 2021-2022 Performance Report July to 
September Quarter One 2021, as attached to this report. 

Option Two 

That Council resolves to note this report and requests additional information. 

OFFICER’S RECOMMENDATION 

That Council resolves to note the Operational Plan 2021-2022 Performance Report July to 
September Quarter One 2021, as attached to this report. 
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14 REPORTS FROM COMMUNITY & CUSTOMER SERVICES 

14.1 MCU17/0057 AND MCU17/0058 - MATERIAL CHANGE OF USE FOR A MULTIPLE 
DWELLING AND RECONFIGURING A LOT FOR 3 INTO 2 LOTS AND NEW ROAD - 410-426 
BOUNDARY ROAD, 359-379 AND 381-405 CLEVELAND REDLAND BAY ROAD, 
THORNLANDS 

Objective Reference: A5330819 

Authorising Officer: David Jeanes, Acting General Manager Community & Customer Services 

Responsible Officer: Chris Vize, Acting Group Manager City Planning and Assessment  

Report Author: Justin Leach, Planning Officer  

Attachments: 1. Acoustic Report ⇩  
2. Architectural Plans ⇩  
3. Architectural Plans ⇩  
4. Engineering Plans ⇩  
5. Flooding Report ⇩  
6. Landscape Plans ⇩  
7. Conditions ⇩  
8. Plan of Reconfiguration ⇩  
9. Executed Infrastructure Agreement ⇩   

  
PURPOSE 

This application is referred to the General Meeting of Council for determination, due to the 
deviation of the request from the zoning set out by the Redlands Planning Scheme in the South 
East Thornlands structure plan area.  

BACKGROUND 

The Development Applications 

Council received two applications (Council ref: MCU17/0057 and MCU17/0058) from Wolter 
Consulting Group Pty Ltd on behalf of the landowner Philip Usher Constructions Pty Ltd, on 10 
September 2017. The applications sought development permits for: 

MCU17/0057 

Material change of use (MCU) for a multiple dwelling (129 units) and reconfiguring a lot for 3 into 
2 lots and new road over land at 410-426 Boundary Road, 359-379 and 381-405 Cleveland-Redland 
Bay Road, Thornlands, and more particularly described as Lot 18 on SP119616, Lot 10 on SP216148 
and Lot 20 on SP140739. 

MCU17/0058 

MCU for a multiple dwelling (123 units) over part of the land (the balance) at 410-426 Boundary 
Road, 359-379 and 381-405 Cleveland-Redland Bay Road, Thornlands, and more particularly 
described as part of Lot 18 on SP119616, Lot 10 on SP216148 and Lot 20 on SP140739. 

Due to the development applications being lodged on the same date, and essentially for staging 
purposes of the multiple dwelling development, this report relates to both applications and is 
structured as follows: 

 Application A – MCU17/0057 

 Application B – MCU17/0058 
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A red-e-map extract is provided in Figure 1 below, depicting the location of the development and 
the general areas subject to each development application. 

 
Figure 1 – Development application areas in South East Thornlands (Red-e-map extract)  

The key issues identified in the assessment are: 

 Consistency of proposal with the Redlands Planning Scheme  

 Building design/streetscape 

 Access/road design 

 Traffic  

 Environmental values 

 Stormwater management 

 Landscaping 

 Open space design 

 Earthworks 

 Sewer 

 Waste management 

 Water 

 Electricity/telecommunications and 

 Road noise 

The above issues have been assessed in the report, in accordance with section 60 of the Planning 
Act 2016, and it is recommended that the applications be approved subject to conditions.  
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Planning history 

The following approvals are relevant to the site: 

 MCU012923 – Development permit for a material change of use for multiple dwellings (x103 
units) was given in 2013, for the site adjoining the development to the north-west.The 
development permit has been changed multiple times subsequent to the initial approval, and 
most recently via a decision notice issued on 30 October 2018 under Council ref: MCU18/0127. 
The relevance of this development to the subject site is that a temporary stormwater solution 
was provided on the adjoining land (the subject site – Figure 2 below), which will ultimately be 
directed to the stormwater facility proposed at the southern corner of the subject site. The 
development was also conditioned to provide four-way signalisation and associated works at 
the intersection of Pateman Parade, Boundary Road and Highgrove Street Thornlands, by both 
Council and SARA conditions. The landowner is the same for both sites. 

 OPW17/0002 – A standalone application for Operational works approval for the trunk collector 
extension (Pateman Parade), via negotiated decision notice approved 6 February 2018. The 
survey plan (Figure 2 below) approved as part of this approval (POS18/0079) created Lot 500 
on SP306136 over the subject site, cancelling Lot 18 SP 119616, Lot 10 SP 216148 and Lot 20 
SP 140739. It is noted that the Pateman Parade roadworks result in a left-in left-out 
arrangement onto Boundary Road, and terminate at the eastern extent prior to the connection 
with the Beveridge/Cleveland-Redland Bay Road intersection.  

 
Figure 2 – Lot layout at time of application lodgement (left) and lot layout subsequent to OPW17/0002 approval (right). 

South East Thornlands Structure Plan 

The site is within the South East Thornlands Structure Plan Overlay (SETSPO) area. The South East 
Thornlands structure plan was adopted by Council on 31 March 2010 and took effect as an 
amendment to the then Redlands Planning Scheme on 19 April 2010. A relevant extract from the 
SETSPO is located in Figure 3 below. The site is noted to be located within precincts 2a (attached 
housing), 3 (medium density housing) and 4f (flood prone area – central open space). A local park 
is also designated within the northern extent of the site. 
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Figure 3 – South East Thornlands Structure Plan Overlay 
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ISSUES 

Proposal 

Application A – MCU17/0057 

The proposal includes developing land at the corner of Boundary Road and Cleveland-Redland Bay 
Road, Thornlands to create two (2) development lots; proposed Lot 1 (8.337 hectares) to be 
developed for townhouses and proposed Lot 2 (3,293m2) to remain a balance allotment to be 
developed in the future (refer Attachment 1). The lots are divided by substantial community 
infrastructure in the form of the new trunk connector road between Boundary Road and 
Cleveland-Redland Bay Road.  

At initial lodgement Application A comprised 129 multiple dwelling units with 11 different unit 
typologies, ranging from a single-dwelling unit (manager’s residence), duplexes, triplexes, 
quadplexes to row housing (6 attached units), within the western part of proposed Lot 1 (refer 
Attachment 2). Building height is limited to two storeys, with each dwelling unit provided private 
open space for passive recreation. A communal open space areas is located central to the site and 
complemented by the stormwater management wetland at the southern portion of the site. The 
proposal also includes dedication of a 10 metre wide strip at the Boundary Road and Cleveland-
Redland Bay Road frontages for a landscape buffer area. 

The development site is proposed to be accessed off of the new trunk collector (Pateman Parade), 
with an internal driveway arrangement providing vehicular/pedestrian movement. A total of 235 
car parks are proposed as part of Application A. 

Minor change 

A response to the information request (IR) was initially provided on 7 September 2018 and a 
number of minor changes have been submitted since in response to further issues raised in the 
assessment. The changes are considered to collectively comprise a minor change under Schedule 2 
of the Planning Act 2016 as they do not result in substantially different development, and 
generally respond to matters raised in an information request. A summary of the changes and 
resulting proposed development is as follows: 

 Reduction in proposed number of dwelling units from 129 to 119, resulting in: 

 16 x 2 bedroom units  

 103 x 3 bedroom units 

 A low-rise two storey ‘townhouse’ style built form, with attached building product consisting of 
two, three or four contiguous units, while retaining a separate manager’s residence. 

 Central communal open space area with improved north/south and east/west pedestrian 
connections. 

 Provision of 292 car parks. 

An extract of the site layout (Figure 4) for Application A is extracted below: 
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Figure 4 – Site layout Application A (changed plan) 

Application B – MCU17/0058 

Application B is limited to residential development over the eastern part of proposed Lot 1, and at 
initial lodgement comprised 123 multiple dwelling units over nine different typologies, ranging 
from duplexes, triplexes, quadplexes to row housing (six attached units) (refer Attachment 3). 
Building height is limited to two storeys, with each dwelling unit provided private open space for 
passive recreation, whilst also having access to the shared communal open space provided by 
Application A. 

The development site is proposed to be accessed off of the new trunk collector (Pateman Parade), 
with a second access point to the internal driveway arrangement providing vehicular/pedestrian 
movement. A total of 225 car parks are proposed as part of Application B. 

Minor change 

A response to the IR was initially provided on 7 September 2018 and a number of minor changes 
have been submitted since in response to further issues raised in the assessment. The changes are 
considered to collectively comprise a minor change under Schedule 2 of the Planning Act 2016 as 
they do not result in substantially different development, and generally respond to matters raised 
in an information request. A summary of the changes and resulting proposed development is as 
follows: 

 Reduction in proposed number of dwelling units from 123 to 106, resulting in: 

 6 x 2 bedroom units  

 100 x 3 bedroom units 

 A low-rise two storey ‘townhouse’ style built form, with attached building product consisting of 
two, three or four contiguous units, while retaining a separate manager’s residence. 

 Direct access to the central communal open space area (provided via Application A) with 
north/south and east/west pedestrian connections. 
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 Provision of 264 car parks, resulting in a total of 556 car parks across the site (inclusive of 58 
visitor parks). 

An extract of the revised site layout (Figure 5) Application B is extracted below: 

 
Figure 5 – Site layout Application B (changed plan) 

Despite being lodged separately, both Application A and Application B are proposed to be 
constructed under a single works program. 

Site & Locality 

The site has an area of 94,420m² (excluding Pateman Parade corridor), and is currently improved 
by several sheds and shade structures associated with the Roundabout Nursery, located in the 
north-eastern corner of the site and south of Pateman Parade (refer Attachment 4). The site is 
predominantly clear of vegetation, however there are areas of native vegetation regrowth 
scattered across the site. The land slopes away from Boundary Road towards Cleveland-Redland 
Bay Road in an east to north east direction.  

The site is triangular in shape with the apex at the southern end of the site, and formed by a 
roundabout, with Boundary Road comprising the south-western side boundary and Cleveland-
Redland Bay Road comprising the eastern side boundary. The mostly constructed Pateman Parade 
comprises the north-western side boundary, except for a smaller triangular section north of 
Pateman Parade that is approximately 3,450m² in area.  

The site has a split zoning of medium density residential (MDR), urban residential (UR) sub-area 
UR1, community purpose (CP) sub-area CP7, and open space (OS) (refer Attachment 5).  
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The site is the largest residential zoned area in the SETSPO area still to be developed, and is 
considered a prominent location when heading north along Cleveland-Redland Bay Road.  The site 
adjoins UR and MDR zoned lots on all sides except for a community purposes sub-area CP3 (Faith 
Lutheran College) and larger conservation (CN) zoned lots to the east, bordering Eprapah Creek. 
The Victoria Point Shopping Centre is located within 500m of the site and the surrounding 
neighbourhood is a newly established residential area with a mixed density ranging from single 
dwelling houses to multiple dwellings. 

Assessment framework 

The application has been made in accordance with the Planning Act 2016 Development 
Assessment Rules and constitutes an impact assessable application for a material change or use 
and reconfiguring a lot under the Redlands Planning Scheme V7.1. 

In accordance with section 45 of the Planning Act 2016: 

‘(5) An impact assessment is an assessment that— 

(a) must be carried out— 

(i) against the assessment benchmarks in a categorising instrument for the 
development; and 

(ii) having regard to any matters prescribed by regulation for this subparagraph; and 

(b) may be carried out against, or having regard to, any other relevant matter, other 
than a person’s personal circumstances, financial or otherwise. 

Examples of another relevant matter— 

• a planning need 

• the current relevance of the assessment benchmarks in the light of changed 
circumstances 

• whether assessment benchmarks or other prescribed matters were based on 
material errors 

(6) Subsections (7) and (8) apply if an assessment manager is, under subsection (3) or (5), 
assessing a development application against or having regard to— 

(a) a statutory instrument; or 

(b) another document applied, adopted or incorporated (with or without changes) in a 
statutory instrument. 

(7)  The assessment manager must assess the development application against or having 
regard to the statutory instrument, or other document, as in effect when the development 
application was properly made. 

(8) However, the assessment manager may give the weight the assessment manager 
considers is appropriate, in the circumstances, to— 

(a) if the statutory instrument or other document is amended or replaced after the 
development application is properly made but before it is decided by the assessment 
manager—the amended or replacement instrument or document; or 

(b) another statutory instrument— 

(i) that comes into effect after the development application is properly made but 
before it is decided by the assessment manager; and 
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(ii) that the assessment manager would have been required to assess, or could have 
assessed, the development application against, or having regard to, if the 
instrument had been in effect when the application was properly made. 

Section 31 of the Planning Regulation 2017 identifies that: 

‘(1) For section 45(5)(a)(ii) of the Act, the impact assessment must be carried out having 
regard to— 

(a) the matters stated in schedules 9 and 10 for the development; and 

(c) if the prescribed assessment manager is a person other than the chief executive or the 
local government—the planning scheme; and 

(d) if the prescribed assessment manager is a person other than the chief executive— 

(i) the regional plan for a region; and 

(ii) the State Planning Policy, to the extent the State Planning Policy is not identified 
in the planning scheme as being appropriately integrated in the planning scheme; 
and 

(iii) for designated premises—the designation for the premises; and 

(e) any temporary State planning policy applying to the premises; and 

(f) development approval for, and any lawful use of, the premises or adjacent premises; 
and 

(g) common material. 

common material, for a development application, means— 

(a) all the material about the application that the assessment manager receives before the 
application is decided, including— 

(i) any material relating to a proposed development application that is substantially 
similar to the development application as made; and 

(ii) any material attached to, or given with, the development application; and 

(iii) any material relating to the application given to the assessment manager after the 
application is made; and 

(iv) any referral agency’s response, including any advice or comment given by a referral 
agency and any response given under section 57 of the Act; and 

(v) any properly made submissions about the application, other than a submission that 
is withdrawn; and 

(vi) any other submission about the application that the assessment manager has 
accepted; and 

(vii) any other advice or comment about the application that a person gives to the 
assessment manager; and 

(b) if a development approval for the development is in effect—the approval; and 

(c) an infrastructure agreement applying to the premises. 

Pursuant to section 45(5) of the Planning Act 2016, the application was assessed against the 
following applicable assessment benchmarks. 
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 Redlands Planning Scheme V7.1: 

o Medium density residential zone code 

o Urban residential zone code 
o Open space zone code 

o Community purposes zone code 
o Multiple dwelling code 
o Reconfiguration code 
o Acid sulfate soils overlay code 

o Flood prone, storm tide and drainage constrained land overlay code 
o Habitat protection overlay code 
o Road and rail noise impacts overlay code 
o South East Thornlands structure plan overlay code 

o Access and parking code 
o Erosion prevention and sediment control code 

o Excavation and fill code 
o Landscape code 

o Stormwater management code 

 State Planning Policy 2017, Part E 

 South East Queensland Regional Plan 2017 

 Planning Regulation 2017, Schedule 11 

 Local Government Infrastructure Plan 

Pursuant to section 45(5) of the Planning Act 2016, Council had regard to the following matters in 
its assessment of the application. 

 Existing development 

 Current development approvals 

 Submissions made during public notification 

 State Assessment Referral Agency (SARA) response 

 City Plan V5 

Comments received 

External comments received 

Council has received comments that form part of the common material to the application. Council 
has had regard to this information in the assessment of the application, as outlined above. 

State Assessment & Referral Agency (SARA) 

The proposal was referred to SARA in accordance with Schedule 10, Part 9, Division 4, Subdivision 
2, Table 1, Item 1 – State transport corridors and future State transport corridors; and Schedule 
10, Part 9, Division 4, Subdivision 2, Table 4, Item 1 – State transport corridors and future State 
transport corridors. SARA provided referral agency responses dated 8 April 2021 for Application A 
(SARA reference: 1710-1963 SRA) and Application B (1710-1966 SRA). SARA indicated no objection 
to the proposed development subject to referral agency conditions in regards to stormwater 
management and acoustic treatment (fences and building attenuation). The Department’s referral 
response notices, including conditions, will be attached to Council’s Decision Notice. 
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Public notification 

The proposed development is impact assessable and required public notification.  The applications 
were publicly notified for 16 business days from 20 September 2018 to 12 October 2018.  A notice 
of compliance for public notification was received on 16 October 2018. 

Submissions 

There were a total of 121 properly made submissions received during the notification period 
(Application A – 10 submissions, Application B – 111 submissions). A further 17 submissions were 
received, which were not properly made but were accepted under Part 4 Section 19 of the 
Development Assessment Rules. The following planning matters were raised in the written 
submissions received. 

 Zone/precinct changes inconsistent with SETSPO 

 Interurban break not provided 

 Filling of the flood prone area inconsistent with SETSPO and will impact on waterways 

 Need for a local park in the area 

 Reduction in open space and associated impacts on habitat corridor functionality and 
greenspace network/recreation space 

 Built design out of character with surrounding area 

 Density does not respond to capacity of roads, schools, health care etc 

 Traffic impacts on surrounding roads network 

 Insufficient infrastructure 

 Stormwater management 

 Pateman Parade not fauna friendly 

 Koala offsets have not been considered 

 Dedication of open space 

 The development conflicts with desired environmental outcome (DEO) 1 

 Stormwater infrastructure should not be located within the greenspace network 

 Internal comments received 

 The application was referred to the divisional Councillor in accordance with standard 
procedure. 

 The assessment manager has received assessment advice from the following Council teams/ 
officers: 

 Engineering Assessment 

 Environmental Assessment 

 Landscaping 

 Arborist 

 Infrastructure Charges Unit 

 Health and Environment 

 Legal Services 
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Decision Making Rules 

Section 60 of the Planning Act 2016 states that: 

(3)   To the extent the application involves development that requires impact assessment, and 
subject to section 62, the assessment manager, after carrying out the assessment, must 
decide— 

(a)   to approve all or part of the application; or 

(b)   to approve all or part of the application, but impose development conditions on the 
approval; or 

(c)   to refuse the application. 

(5)   The assessment manager may give a preliminary approval for all or part of the 
development application, even though the development application sought a 
development permit. 

(6)   If an assessment manager approves only part of a development application, the rest is 
taken to be refused. 

Application assessment  

The following section of this report provides an assessment against the relevant assessment 
benchmarks, relative to Application A – MCU17/0057 and Application B – MCU17/0058. As the 
two separate applications have been lodged to Council essentially for staging purposes the key 
issues raised are addressed for both applications, unless otherwise noted.  

Consistency of proposal with the Redlands Planning Scheme  

The development site includes a mix of zones including MDR, UR sub-area UR1, OS and CP sub-
area CP7. The development includes a reconfiguring a lot component, which is essentially a 
management subdivision that seeks to establish the multiple dwelling development on Lot 1, with 
Lot 2 as a balance lot on the northern side of Pateman Parade. As identified in the ‘planning 
history’ section above, a survey plan has already been registered for the road and lot alignment 
resulting from the operational works approval for the Pateman Parade road works under 
OPW17/0002. The resulting layout of the development does not align with the zone mapping in 
the Redlands Planning Scheme and the precincts set out by the SETSPO code. In particular the 
following are noted: 

 Pateman Parade does not strictly follow the alignment of the CP zoned land. 

 The residential component of the development is located wholly within the northern section 
of the site and is provided on land with a mix of zoning (MDR, UR, OS and CP). 

 Communal open space and stormwater management for the development is provided at the 
southern extent of the site on land zoned as MDR and OS. 

 A local park has not been provided on the subject site. 

Accordingly, assessment of the development against the relevant provisions within relevant codes 
is required, which are detailed below. 

SETSPO code 

Specific outcome S1.3 
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‘(2) Sub-Precinct 2a – Attached Housing is designed and located to provide an increased 
range of residential uses including multiple dwellings and aged persons and special needs 
housing.’ 

Specific outcome S1.4 

(1) ‘Precinct 3 – Medium Density Housing is designed and located to –  

(a) provide for a range of medium density uses such as multiple dwellings, apartment 
buildings and aged persons and special needs housing;  

(b) limit overall building height to 13m and 3 storeys except in Sub-precinct 3a;  

(c) maximise views and outlook across adjoining areas of open space;  

(d) facilitate convenient walking to –  

(i) public open space and local and district parks; or  

(ii) convenience shopping employment and community opportunities within Precinct 1 – 
Mixed Use – Local Centre; or  

(iii) higher order facilities and bus interchange at Victoria Point Major Centre 

(e) ensure that where development adjoins Precinct 4 – Greenspace network it is located 
and designed so as not to compromise adjoining environmental values or the hydraulic 
capacity and ability of the adjoining land to accommodate the one percent AEP flood; 

(f) ensure a building layout and design that – 

(i) contributes to the establishment of an attractive streetscape;  

(ii) reduces building bulk by a combination of balconies, recesses and variations in 
building form and materials;  

(iii) requires roofs to be pitched, articulated, gabled or other features to avoid single 
plane or flat rooflines; 

(iv) on lot 20 on SP140739 incorporates a range of design treatments that: 

 ensure the establishment of a high quality attractive streetscape on the corner of 
the visually prominent intersection of Cleveland-Redland Bay Road and Boundary 
Road;  

 positively recognises the strategic position of the locality as the southern 
gateway to the South East Thornlands Structure Plan area.’ 

Overall outcome 5.14.7(2)(d) 

‘Sub-precinct 4f Flood Prone Area – Central Open Space protects and enhances publicly 
owned land that: 

 maintains the hydraulic capacity, water quality and ecological values of this locally 
important drainage line; 

 incorporates a local park; 

 provides opportunity for establishing habitat and movement corridor for koalas and 
other fauna; 

 in combination with the existing school grounds and bushland areas to the east and 
south east provides for a physical and visual break between the urban communities of 
Thornlands and Victoria Point.’ 
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MDR zone code 

S2.4 

‘(1) Lot reconfiguration creates larger lot sizes that provide opportunities for medium 
density housing uses;  

(2) On sub-arterial roads, consolidates lots to allow access to the development from 
alternative lower order roads to maximise high order road efficiency and safety;’ 

UR zone code 

S2.4(1) ‘Reconfiguration provides a mix of lot sizes to accommodate a variety of 
dwelling types.’ 

S2.8(2) ‘Reconfiguration results in pleasant environments and reduced energy 
consumption through being climatically responsive by –  

(a) lots being orientated and of a length and width to –  

(i) maximise solar access to the north in winter; 

(ii) minimise solar access to the east and west in summer;  

(b) having regard to the topography of the land.’ 

Open space zone code 

S1.3(1) ‘Reconfiguration – 

(a) facilitates the dedication of open space land to Council as non-trunk or trunk 
infrastructure as identified in Part 10 – Priority Infrastructure Plan;  

(b) enhances social, cultural and recreational opportunities;  

(c) provides linkages between existing and/or open space areas;  

(d) does not prejudice the future use of this land for open space purposes.’ 

Strategic framework 3.2.3 

‘(7) Recreation and Open Space -  

 (a) The City’s key recreational resources are identified and protected for recreational 
purposes through complementary inclusion generally in the Open Space and Conservation 
Zones. Refer to Diagram 5 - Open Space and Recreation Areas and Facilities and Diagram 
6 - Open Space and Recreation Areas - Local Government Control.  

(b) Recreational resources and open space are provided to:  

(i) ensure a diversity of recreation settings;  

(ii) encourage multiple use of open space;  

(iii) co-locate compatible recreation activities;  

(iv) ensure a non-motorised recreation trail network is integrated into the open space 
and transport networks;  

(v) ensure linkages are provided between open space areas;  

(vi) provide a significant contribution to the greenspace character of the City and the 
region.’ 

CP zone code 
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S1.3 ‘Reconfiguration does not prejudice the intended use of this zone for its specified 
community purpose.’ 

Reconfiguration code 

S1.1(1) ‘The reconfiguration design –  

(a) responds to the landscape setting and topography of the location;  

(b) protects environmental values and functions including habitat areas, corridors 
and waterways;  

(c) responds to potential impacts of previous land uses such as land 
contamination;  

(d) does not result in lots that are subject to risk or hazard from flood, bushfire or 
landslip;  

(e) maintains a high level of environmental amenity from existing or potential 
emissions such as noise and air quality impacts;  

(f) does not compromise the ongoing operation of existing uses;  

(g) integrates with surrounding neighbourhoods and areas of economic or social 
activity;  

(h) ensures future development on adjacent and nearby lands is able to occur in 
an orderly, efficient and cohesive manner;  

(i) complements existing attractive streetscapes and aids in establishing 
attractive streetscapes in newly developing areas;  

(j) takes into account the location, size, accessibility and function of existing and 
future open space networks;  

(k) enhances personal safety and perception of safety and minimises potential for 
crime, vandalism and fear through achievement of surveillance by drivers, 
pedestrians and occupants.’ 

The development is considered to comply with the above assessment benchmarks as follows: 

 The reconfiguring a lot facilitates a suitable alignment for Pateman Parade, which has been 
assessed previously (under OPW17/0002) and subsequently plan sealed, dedicating the road 
alignment and creating the large Lot 1 for the proposed multiple dwelling development and 
Lot 2 as a balance lot to the north of Pateman Parade. It is considered that the shape and 
size of Lot 2 is suitable for providing medium density attached housing as sought by the 
zoning of this part of the land.  

 The development facilitates the proposed medium density attached housing wholly in the 
northern section of the site and an open space area for stormwater management, 
environmental function, and communal open space at the southern part of the site. It is 
identified that the original zoning sought for the residential development to be at the 
northern and southern extents of the site separated by a central east/west open space 
corridor primarily for stormwater function. Accordingly, the proposal essentially swaps the 
zoning of the land to achieve this. 

 The resulting proposal allows for an increase in amenity for future residents of the site as the 
development is set back considerably from the Boundary Road and Cleveland-Redland Bay 
Road intersection. A more effective ‘break’ between Victoria Point and the structure plan 
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area is also provided, increasing the visual amenity of the location from Boundary and 
Cleveland-Redland Bay Roads. 

 While the open space area is not dedicated to Council, and does not comply with the 
relevant specific outcome of the open space zone code, the proposal is considered to meet 
the intent of the SETSPO code and the strategic framework 3.2.3, specifically section 7(b) as 
the development allows for provision of open space as follows: 

o A range of recreational activities for the residents of the multiple dwelling development 
in the communal open space and kick and play areas. 

o Linkages are provided for pedestrian and cycle traffic primarily along Pateman Parade, 
but also through the site via clear pedestrian linkages. 

o The existing open space zoned land does not exhibit significant environmental values. 
The proposed open space area provides stormwater treatment and management, as 
well as revegetation to enhance habitat values. 

o A local park has been delivered to the north along Harrington Boulevard, which services 
the Esperance estate and the subject site. 

 To enable the location of the stormwater management and communal open space areas at 
the southern extent of the site significant earthworks are required to be undertaken which 
includes reshaping of the drainage line within the site. The resulting landform will still 
ultimately discharge stormwater under Cleveland-Redland Bay Road to the Eprapah 
Wetlands to the east, as per the current scenario. On-site stormwater quantity and quality 
treatment, and associated revegetation works, will result in the hydraulic capacity, water 
quality and ecological values of this locally important drainage line being enhanced. Further 
detail on this matter and impacts such as flooding is provided in the ‘stormwater 
management’ section.  

 A local park has been delivered to the north of the subject site along Harrington Boulevard 
as part of an earlier development approval. The park is within a reasonable walking distance 
of the intended catchment, including the subject site, which will also be serviced by 
communal open space areas.  The ‘open space’ area (recreational and stormwater) on the 
site will service the development and will be maintained in private ownership, as part of a 
community title, with the developer responsible for the maintenance of the stormwater 
management structures.  An easement is to be secured via a condition to enable public 
access through this open space area via the public footpath. 

 A revised vegetation management plan is a recommended condition of approval to ensure 
planting and revegetation works within the redefined ‘open space’ area meets the intent of 
precinct 4f of the SETSPO code. 

 The development is conditioned to provide an extension to Pateman Parade and the fourth 
leg of the existing Beveridge/Cleveland-Redland Bay Road signalised intersection. 
Completion of Pateman Parade will provide a link to the surrounding neighbourhood, shops 
and services. The development also provides the finalisation of the east/west pedestrian 
cycle link along Pateman Parade joining in to the intersection at Beveridge/Cleveland-
Redland Bay Roads. An internal east/west and north/south pedestrian link is provided to 
allow residents of the development to access the open space area at the south and external 
connections. 

 The development facilitates suitable interaction with the streetscape in terms of built form 
and landscaping. Units will also overlook communal open space areas while the pedestrian 
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paths through the site will provide good line-of-sight to ensure a safe environment for 
residents. Further detail on this matter is provided in the ‘building design/streetscape’ 
section. 

 As demonstrated in Figure 6 below the zoning under Redlands Planning Scheme (RPS) and 
intent of precincts from SETSPO have been adopted into the City Plan mapping and relevant 
assessment benchmarks. Accordingly, the development is considered to be in keeping with 
the contemporary planning instrument. 

 
 

 

 

 

 

 

 

 

 

 

 

 

Figure 6 – Comparison of zoning (RPS – left, City Plan – right) 

Building design/streetscape 

The following codes are relevant to the assessment of the proposed multiple dwelling design: 

SETSPO code 

Specific outcome S1.3 

‘(2) Sub-Precinct 2a – Attached Housing is designed and located to provide an increased 
range of residential uses including multiple dwellings and aged persons and special needs 
housing.’ 

Specific outcome S1.4 

(2) ‘Precinct 3 – Medium Density Housing is designed and located to –  

(a) provide for a range of medium density uses such as multiple dwellings, apartment 
buildings and aged persons and special needs housing;  

(b) limit overall building height to 13m and 3 storeys except in Sub-precinct 3a;  

(c) maximise views and outlook across adjoining areas of open space;  

(d) facilitate convenient walking to –  

(i) public open space and local and district parks; or  

(ii) convenience shopping employment and community opportunities within Precinct 1 – 
Mixed Use – Local Centre; or  

(iii) higher order facilities and bus interchange at Victoria Point Major Centre 
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(e) ensure that where development adjoins Precinct 4 – Greenspace network it is located 
and designed so as not to compromise adjoining environmental values or the hydraulic 
capacity and ability of the adjoining land to accommodate the one percent AEP flood; 

(f) ensure a building layout and design that – 

(i) contributes to the establishment of an attractive streetscape;  

(ii) reduces building bulk by a combination of balconies, recesses and variations in 
building form and materials;  

(iii) requires roofs to be pitched, articulated, gabled or other features to avoid single 
plane or flat rooflines; 

(iv) on lot 20 on SP140739 incorporates a range of design treatments that: 

 ensure the establishment of a high quality attractive streetscape on the corner of 
the visually prominent intersection of Cleveland-Redland Bay Road and Boundary 
Road;  

 positively recognises the strategic position of the locality as the southern 
gateway to the South East Thornlands Structure Plan area.’ 

Multiple dwelling code 

Specific outcome S3 

‘(1) Layout and design enhances the built form of the surrounding streetscape by –  

(a) contributing to the establishment of an attractive streetscape in new areas;  

(b) ensuring the use addresses the street frontage;  

(c) varying the built form appearance of each dwelling unit to provide a diversity of 
building styles;  

(d) reducing building bulk through a combination of verandahs, recesses and variations in 
building form and materials;  

(e) using a variety of materials, colours and/or textures between levels to create visual 
interest;  

(f) ensuring that roof design contributes to good building form through articulation, 
architectural interest and attractive visual elements at the highest points of the building. 
The roof should be proportionate to the size, scale and bulk of the building as well as its 
elevation and orientation;  

(g) roof forms minimize the visual intrusiveness of service elements and facilitate their use 
for sustainable functions; 

(h) buildings on sloping sites being designed to produce a stepped pattern involving roof 
ridges, guttering, balustrade and floor levels;  

(i) ensuring building height and site coverage is consistent with the proposed height and 
scale in the locality;  

(j) where the built form is taller or wider than the type of building expected in the street - 
then the use is articulated into clearly distinguishable parts, similar in scale to existing 
housing, so that individual dwelling units can be identified from the street;  

(k) ensuring setbacks complement the existing streetscape and maximise private open 
space areas, privacy, solar access and provide for service areas;  
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(l) ensuring the streetscape is not affected by multiple access points or the dominance of 
garages.’ 

 Specific outcome S6 

 ‘(1) Landscape design contributes to a pleasant, safe and attractive living environment by –  

(a) retaining existing mature trees;  

(b) using plants that are native to the area;  

(c) enhancing privacy, surveillance and amenity;  

(d) providing surveillance to communal open space areas and pedestrian paths;  

(e) enhancing climatic conditions;  

(f) emphasising clear pedestrian entry points that offer good visibility along paths and 
driveways;  

(g) planting being used to frame views and view corridors through the main pedestrian 
pathways of the site; 

(h) incorporating semi-transparent fencing and planted landscaping as a buffer between 
communal areas and private open space areas;  

(i) not blocking or interrupting overland flowpaths.’ 

The development is considered to comply with the above assessment benchmarks as follows: 

 The development results in a two-storey ‘townhouse’ style attractive built form. The 
proposal provides a number of different attached product, which incorporate different 
design features through the use of a range of materials, recesses and variations in building 
form and articulated/gable roof forms.  

 The development results in buildings addressing the Pateman Parade Street frontage, 
through the inclusion of built form elements such as balconies and verandahs overlooking 
the street. 

 Direct pedestrian access is also provided to dwelling units from Pateman Parade where 
possible, increasing the interactivity of the streetscape.  

 A landscaping strip, typically of 1.5 metres in width, is proposed along the full frontage of 
Pateman Parade in front of any fences. Generally, where in front of dwelling units, a 
combination of fencing styles will be utilised which will include either a 1.8m high timber 
fence, 1.8m high semi-transparent fence, or 1.5m high pool style fence with access gate. The 
range of fences allows for casual surveillance opportunities where possible, an aesthetically 
pleasing streetscape, and privacy for private open space areas for units that incorporate 
their primary open space adjoining Pateman Parade.  

 Specifically for unit 31 a revised cladding/façade design has been conditioned where a blank 
wall is prominent from Pateman Parade. For units 3-4, also adjoining Pateman Parade, a 
revised fence design and gate are conditioned to provide interactivity of the built form with 
the streetscape. 

 Where on the corners of Pateman Parade and Boundary Road/Cleveland-Redland Bay Road, 
deeper landscaping areas are provided in front of acoustic fences. This has been 
necessitated by SARA conditions. The landscaping areas are considered sufficient to provide 
vegetation that will screen the fencing at maturity.  
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Access/road design 

The following specific outcomes of the infrastructure works code and SETSPO code are relevant to 
the assessment of the access to the site and road provision/design: 

 Infrastructure works code S7 

‘(1) Uses or reconfiguration that create new public roads or require the upgrading of a public 
road reserve – 

(a) maintain or improve the safe and efficient operation of roads having regard to –  

(i) the functional classification of the road from which it gains access;  

(ii) the location and design of access points;  

(iii) facilitating links between the use or other development and other high activity 
nodes such as educational facilities, communal facilities, centres and open space;  

(iv) the potential for conflict between vehicles, pedestrians and cyclists;  

(v) the location, construction and maintenance of utility infrastructure;  

(vi) the location of activities within the site and their relationship with adjacent public 
roads; (vii) the nature and intensity of traffic generated by the use or other 
development;  

(viii) the number of vehicles likely to be attracted to the site at any one time, whether 
due to the use or other uses;  

(ix) the location, capacity and configuration of any existing or proposed car parking 
areas associated with the use;  

(x) if located in a centre zone, the predominantly pedestrian orientated nature of public 
spaces in that zone;  

(b) are provided with a road reserve and verge width sufficient to accommodate the –  

(i) safe and efficient movement of all users, including pedestrians and cyclists;  

(ii) on-street parking;  

(iii) street tree planting;  

(iv) utility infrastructure, including stormwater management and run-off from road 
surfaces;  

(c) facilitate safety by providing –  

(i) safe sight distances based on - a. road classification; b. target speed; c. expected 
access points;  

(ii) pedestrian and cyclist crossings at intersections or where required to access –  

a. high activity nodes;  

b. public transport;  

c. centres;  

(iii) an alignment that does not result in excessive speeds;  

(iv) a combination of speed reduction techniques to achieve desired speeds including –  

a. speed platforms;  
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b. t-junction with splitter islands;  

c. modified intersections;  

d. roundabouts; or 

 e. other speed control devices.’ 

 SETSPO code S2.1 

‘(1) Principal streets that include trunk collector and collector streets are provided generally 
in accordance with Map 2 – Road Movement Network Plan.  

(2) Trunk collector and collector streets are designed to accommodate the safe and efficient 
movement of public transport buses.’ 

The development proposes to maintain the existing left-in left-out arrangement onto Boundary 
Road from Pateman Parade, with alternate access being provided from Harrington Boulevard to 
either Boundary or Cleveland-Redland Bay Roads. The proposal and supporting traffic impact 
assessment has been reviewed by SARA, as a referral agency, in relation to the impact of the 
development on the State controlled road network in accordance with the State Development 
Assessment Provisions. SARA has determined that the impact of the traffic on the State controlled 
road network is acceptable, and no conditions have been imposed in this regard on the 
development. 

Council has had regard to SARA’s referral agency response in accordance with Section 45(5) of the 
PAct. To inform its decision, Council officers requested a copy of the assessment conducted by the 
State government to inform Council decision. However, the State government declined to provide 
this information. 

Ultimately, the proposal is not considered to realise the connectivity of the movement network 
within the structure plan area, as the trunk collector (Pateman Parade) remains unconnected to 
the trunk collector (Beveridge Road) on the eastern side of Cleveland-Redland Bay Road and the 
four-way signalised intersection is incomplete. The proposal is considered to be deficient in terms 
of providing a safe, integrated, highly accessible and interconnected road network for vehicular 
and pedestrian movement. There is also a noted impact on the local road network, especially for 
Harrington Boulevard, which would be required to act as a higher order road (and is not designed 
to do so) as a result of not completing Pateman Parade. 

To ensure compliance with the infrastructure works and SETSPO codes, it is recommended that 
completion of the trunk collector road and provision of the (non-trunk) fourth leg of the signalised 
intersection be undertaken. A condition is also recommended for dedication of road where 
additional land may be required for the delivery of the intersection. It is noted that the 
intersection works are located within a State controlled transport corridor and as such further 
approval will be required by the State in this regard. 

In accordance with section 45 (7) of the PAct, the assessment manager may give weight it 
considers appropriate to any changed planning instrument that has taken effect since the 
development application was properly made. City Plan continues to reflect the importance and 
need to provide the road connection and as the contemporary planning instrument significant 
weight has been afforded to it in the assessment of this development application. 

PO24 of the low-medium density residential zone code requires development to facilitate the 
establishment of a safe, permeable, legible and functional movement network that is generally in 
accordance with figures 6.2.2.3.4 road movement network and 6.2.2.3.6 pedestrian/cycleway and 
public transport network plan (Figure 7).  
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The purpose of the LMDR 1: South East Thornlands Precinct, requires a co-ordinated and 
interconnected transport network to ensure a high level of accessibility for pedestrians, cyclists, 
public transport and private vehicles. Further, development should not compromise or constrain 
the potential for well-designed future urban communities. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 7 – Road Movement network (figure 6.6.6.3.4) and pedestrian, cycle and public transport network (figure 6.2.2.3.6) in the Low-medium 
density residential zone code in City Plan 

Traffic and parking 

Specific outcome S1 and S3.1 of the access and parking code are relevant to the assessment of the 
development: 

Specific outcome S1 

‘(1) Uses and other development provide off-street vehicle parking that -  

(a) is clearly defined, safe and easily accessible;   

(b) takes into consideration -   

(i) the type and size of development;  

(ii) expected resident, employee and customer movements;  

(iii) the location of the use;  

(iv) the capacity of the existing road network to accommodate on-street parking;  

(v) access to public transport;  

(c) includes dedicated parking spaces for -  
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(i) people with a disability;  

(ii) motor cycles and bicycles;  

(d) where on SMBI or NSI - incorporates the number of spaces determined by the local 
government on the basis of the location and nature of the use.’ 

Specific outcome S3.1 

‘(1) Driveways are located having regard to the following -  

(a) optimising public safety and convenience;  

(b) characteristics of the frontage road including -  

(i) road type;  

(ii) road target speed;  

(iii) traffic volumes;   

(iv) vertical and horizontal geometry;  

(v) queue and turn lane lengths;  

(c) where the site is bounded by more than one street frontage, the secondary street 
provides the main vehicle entry/exit point;  

(d) location of existing utility infrastructure, such as power poles, street lighting, gully pits 
and the like;  

(e) location of existing bus stops, taxi ranks, traffic control devices;  

(f) pedestrian and cycle paths and crossings;  

(g) maintaining on-street parking;  

(h) ensuring adequate visibility between vehicles on a driveway and pedestrians on the 
verge;  

(i) reconfiguration, whether or not including a community management statement, allows 
for lots to be truncated at accessways and on corner lots and fencing and landscaping 
reduced in these truncated areas to ensure clear visibility between driveways and the 
verge;  

(j) location of street trees existing in the road reserve;  

(2) The maximum number of driveways accessing a lot or premises is one, unless it can be 
shown that multiple driveways will improve ingress/egress, internal traffic operation, and 
pedestrian safety.’ 

As identified in the ‘proposal’ section of the report the development includes provision of 556 car 
parks for a total of 225 dwelling units. The development provides car parking spaces in excess of 
the deemed to comply car park rate (i.e. category A development requires a minimum 282 car 
parks) under the access and parking code. With respect to the driveway access locations and 
design, it is considered that the provision of the two driveways proposed off Pateman Parade is 
acceptable in relation to the characteristics of the existing road network and for optimising safety 
of road users and pedestrians. The proposal is considered to comply with specific outcomes S1 and 
S3.1 of the access and parking code in relation to driveway access and on-site parking. 
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Environmental values 

The subject site is mapped as being in a priority koala development assessable area and is wholly 
located within a koala broad-hectare area.  

The following assessment benchmarks in Schedule 11 of the Planning Regulation 2017 (current 
from 1 September 2017 to 5 October 2017), applicable at the time the development application 
was properly made, are relevant to the assessment: 

Part 2, section 2, sub-section 2 states: 

 “The following matters are assessment benchmarks for the development—  

(a) the development provides, to the greatest extent practicable, safe koala 
movement measures that are appropriate for— 

(i) the development; and 

(ii) the habitat connectivity value of the premises; 

(b) any clearing of native vegetation complies with part 3; 

(c) measures are implemented to ensure that construction activities on the 
premises do not increase the risk of death or injury to koalas; 

(d) any area on the premises that is cleared of native vegetation is 
progressively rehabilitated, if— 

(i) the vegetation was removed as a result of construction activities; and 

(ii) the area is to be used to provide for safe koala movement measures, 
including, if appropriate, koala movement infrastructure; 

(e) if an area is to be used to provide for safe koala movement measures—the 
development involves landscaping that provides food, shelter and 
movement opportunities for koalas. 

(3) In this section—habitat connectivity value, of premises, means the extent to 
which the premises facilitate the movement of koalas across the premises, having 
regard to— 

(a) the characteristics of the premises, including, for example— 

(i) whether koalas are present on the premises; and 

(ii) the condition of any koala habitat on the premises; and 

(ii) whether there is a waterway or ecological corridor on the premises; 
and 

(iv) whether the premises contain remnant vegetation or regulated 
regrowth vegetation; and 

(b) whether the premises are near— 

(i) a koala habitat area, particularly a bushland habitat area, high value 
rehabilitation habitat area or medium value rehabilitation habitat area; or 

(ii) an area of remnant vegetation, or regulated regrowth vegetation, in which 
koalas are present, or which contains regional ecosystems in which koalas 
are known to be present (where the ecosystems are consistent with 
essential koala habitat, for example); or 
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(iii) an area of ecological significance; or 

(iv) a waterway; or 

(v) an ecological corridor; and 

 (c) factors that may reduce or adversely affect koala movement, including, for 
example— 

(i) the proximity and location of roads or other infrastructure; and 

(ii) any indirect impacts of development on the ecological features of the 
premises; and 

(iii) ecological changes to koala habitat happening at the boundary of the 
premises.” 

Part 3 

“(1) For part 2, the clearing of native vegetation on premises must be carried out in a 
way that ensures— 

(a) koalas have enough time to move from the area being cleared without 
human intervention; and 

(b) links between koala habitats are maintained to allow koalas to move from 
the area being cleared; and 

(c) a tree is not cleared if— 

(i) a koala is present in the tree; or 

(ii) the crown of the tree overlaps another tree in which a koala is 
present; and 

(d) a non-juvenile koala habitat tree is only cleared under the guidance of a 
koala spotter. 

(2) Also, for premises larger than 3ha— 

(a) the clearing must be carried out in stages, with each stage involving the 
clearing of— 

(i) if the total area to be cleared is 6ha or less—no more than 50% of the 
area; or 

(ii) if the total area to be cleared is larger than 6ha—no more than 3ha, 
or 3% of the area, whichever is greater; and 

(b) clearing must not be carried out on the premises between each stage of 
clearing for at least 1 period starting at 6p.m. on a day and ending at 6a.m. 
the following day. 

(3) In this section— koala spotter means a person who— 

(a) has demonstrated experience in locating koalas in koala habitats or 
conducting fauna surveys; and 

(b) holds a current authority under the Nature Conservation Act 1992 for the 
activities stated in paragraph (a).” 

  

https://www.legislation.qld.gov.au/link?version.series.id=5a5e324b-388d-450f-843c-b363ee68996c&doc.id=act-1992-020&date=2017-09-01&type=act
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As the development is located within a koala broad hectare area, and according with the 
assessment benchmarks above there are no planting or offset requirements for the approximately 
92 non-juvenile koala habitat trees for both stages that will need to be removed to facilitate the 
development under the Regulation. Clearing of native vegetation will be managed at construction 
stage as provided on the applicant’s vegetation management plan. 

In terms of the habitat connectivity values of the premises the following overall outcome of the 
SETSPO code is also relevant:  

Overall outcome 5.14.7(2)(d) 

‘Sub-precinct 4f Flood Prone Area – Central Open Space protects and enhances publicly owned land 
that: 

 maintains the hydraulic capacity, water quality and ecological values of this locally important 
drainage line; 

 incorporates a local park; 

 provides opportunity for establishing habitat and movement corridor for koalas and other 
fauna; 

 in combination with the existing school grounds and bushland areas to the east and south east 
provides for a physical and visual break between the urban communities of Thornlands and 
Victoria Point.’ 

The site is bounded by major roads that limits habitat connectivity and safe movement 
opportunities for koalas, which is not encouraged for urban infill development. It is noted that the 
development is connected to habitat areas directly to the east via a culvert under Cleveland-
Redland Bay Road. A culvert is also existing under Boundary road however links to habitat 
corridors are diminished in this location due to existing residential development. Nevertheless, the 
SETSPO seeks that development provides opportunity for establishing habitat and movement 
corridors. Accordingly, revegetation is proposed within the open space portion of the site, as 
indicated on the concept landscape plans. A condition is imposed for a revised vegetation 
management plan to be provided to detail all revegetation works. 

Stormwater Management 

Specific outcome S1 and S2 of the stormwater management code are relevant to the assessment 
of the development: 

Specific outcome S1 

‘(1) Stormwater drainage design -   

(a) protects and preserves land below the 1 percent Annual Exceedance Probability (AEP) 
flood level;  

(b) retains, enhances and incorporates natural overland drainage lines;  

(c) maintains the hydraulic capacity of natural overland drainage lines within the lot or 
premises;  

(d) maintains pre-development velocity and quantity of run-off;  

(e) protects and enhances water quality of receiving waters;  

(f) does not worsen or cause nuisance to adjacent, upstream and downstream land;  
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(g) maximises the application of water sensitive urban design principles including source, 
conveyance and discharge mechanisms;   

(h) ensures the mechanisms incorporated are of a size and nature suited to the expected 
run-off;  

(i) integrates with open space without adversely impacting on the core purpose of the 
open space;  

(j) considers the full extent of maintenance requirements and costs associated with 
devices used within the system.’ 

Specific outcome S2 

‘(1) Stormwater drainage design -   

(a) safely conveys stormwater flow resulting from the relevant AEP design storm under 
normal operating conditions;   

(b) ensures the major system design, including overland flow paths, takes into account 
minor system blockage.’ 

The superseded Priority Infrastructure Plan (PIP) identifies land within the subject site as water 
sensitive urban design areas in the form of wetland C, which was intended to cater for stormwater 
quality treatment for the wider catchment. However, the upstream developed catchments have 
since been conditioned to treat stormwater quality and quantity on site. The only upstream 
development still requiring stormwater treatment on the subject site is also in the ownership of 
Philip Usher Constructions, therefore the proposed stormwater solution is not trunk infrastructure 
but development infrastructure.  

Accordingly, the development manages stormwater discharge to the proposed detention basin via 
a treatment train within the South Eastern corner of the development site. This stormwater 
quality treatment solution is considered to comply with the relevant assessment benchmarks in 
Part E of the State Planning Policy, July 2017 (SPP) by: 

 Treating all stormwater onsite and therefore capturing nutrients and sediments which will 
protect environmental values external to the site. 

 Achieving water management design objectives outlined in tables A and B of appendix 2 of the 
SPP. 

The stormwater treatment area is to be maintained in private ownership as part of the community 
title, with the responsibility for the maintenance of the stormwater management structures in 
private ownership. It is noted that there are also several small irrigation dams located on site that 
will need to be removed as part of the development. While these dams do not contain any 
environmental values (water storage for the nursey), the removal may present a water quality risk. 
A condition is recommended to provide detailed designs of the stormwater systems as part of 
conditioned works assessment as well as a dam dewatering report to demonstrate compliance 
with S1 and S2 of the stormwater management code. 

Landscaping 

Specific outcome S6 of the multiple dwelling code is relevant to the assessment of the 
development: 

‘(1) Landscape design contributes to a pleasant, safe and attractive living environment by - 

(a) retaining existing mature trees;  
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(b) using plants that are native to the area;  

(c) enhancing privacy, surveillance and amenity;  

(d) providing surveillance to communal open space areas and pedestrian paths;  

(e) enhancing climatic conditions;  

(f) emphasising clear pedestrian entry points that offer good visibility along paths and 
driveways;  

(g) planting being used to frame views and view corridors through the main pedestrian 
pathways of the site;  

(h) incorporating semi-transparent fencing and planted landscaping as a buffer between 
communal areas and private open space areas;  

(i) not blocking or interrupting overland flowpaths.’ 

The development is considered to comply with the above specific outcome as follows: 

 The development provides a substantial amount of landscaping along external road frontages, 
which has been addressed in the ‘building design/streetscape’ and ‘road noise’ sections of this 
report. This landscaping provides a screening function for the residential component of the 
development and enhances the amenity of the streetscape. 

 In particular, it is noted that where the residential portion of the development adjoins 
Cleveland-Redland Bay Road, significant fill is required resulting in a combined retaining wall 
(maximum height 2.7m) and acoustic fence (height 2.8) with total height of 5.5m. Landscaping 
is proposed within the ‘landscape buffer’ between the development and the road to provide a 
screening function to the structure. It is noted however that this area is proposed to be 
combined with a swale, which limits the amount of planting provided and species selection. In 
this regard the fence above the retaining wall has been proposed to be set back 1.5m to allow 
for additional planting to screen the fence. The areas available are considered sufficient to 
provide a screening function for the development, noting that conditions seek that the 
applicant provide specific planting details as part of conditioned works assessment. The 
landscape strip will be accessible from the south of unit 49, as well as via gates that will be 
incorporated at the rear of selected courtyards for maintenance purposes.   

 Internal to the site further landscaping is provided within the ‘built’ portion of the site, both in 
front of the dwelling units and within private open space areas. Within the open space portion 
of the site, landscaping is proposed to complement open space activities, stormwater function, 
and habitat/ecological values. 

 Conditions are recommended for the applicant to provide detailed landscape plans to include 
all planting details, such as species selection, densities and planting placements. A 
maintenance plan for the landscaping and details of lighting to common areas within the site 
will also be conditioned to be included in a revised landscape plan to ensure compliance with 
the code. 

Open space design 

Specific outcome S7 of the multiple dwelling code is relevant to the assessment of the 
development: 

‘(1) Open space –  

(a) includes a clearly designated private open space area that provides privacy for 
residents and is directly accessible from the main living areas;  
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(b) includes sufficient communal open space areas at ground level that are usable, 
functional and accessible to the anticipated number of residents;  

(c) have adequate dimensions to ensure spaces can be used for outdoor living and passive 
recreation;  

(d) is situated on a suitable slope to ensure residents can easily move throughout the 
premise;  

(e) is capable of receiving sufficient sunlight;  

(f) is located behind the building frontage, and where above ground level protects the 
privacy of adjoining and nearby properties.’ 

The development is considered to comply with the above specific outcome as follows: 

 Each unit is provided with a private open space area directly accessible off mainly living areas 
that are of suitable dimension and area, that allow for recreation, service facilities and 
landscaping. On average each unit is provided with 47m2 of private open space. 

 A dedicated communal open space area is located towards the southern end of the 
development. The area is largely grassed/landscaped and provides a transition between the 
residential use and the stormwater treatment area. The area contains a covered patio/BBQ 
area which also contains a gym. A kick and play area is also located in the southern part of the 
site, however this area does not contain specific facilities as it may be inundated during rain 
events. 

 A central spine travelling north from the communal open space area to Pateman Parade also 
provides both a pedestrian link and a green space for residents to contemplate or congregate. 

Earthworks 

The following assessment benchmarks of the excavation and fill code are considered relevant to 
the development: 

Specific outcome 1 

(1) Excavation and fill -   

(a) does not reduce the amenity of adjoining properties through the -   

(i) loss of solar access or privacy;  

(ii) intrusion of negative visual or overbearing impacts;   

(iii) ensuring retaining walls or structures -   

a. are constructed of materials that are of a high quality appearance;  

b. incorporate landscaping or other features to assist reducing their visual bulk and 
length;  

c. do not dominate over, and are of an appropriate scale to buildings / structures 
and land uses in the locality;  

(b) is minimised by development being located and designed to -   

(i) prevent the unnecessary removal of native plants;  

(ii) protect existing and natural overland drainage systems;  

(iii) reduce erosion and sediment run-off;  
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(c) protects the safety of people and property from -   

(i) drainage impacts such as the ponding or concentration of run-off or alteration of 
existing drainage systems;  

(ii) impacts associated with unstable fill;  

(iii) sub-standard retaining structures by ensuring -   

a. construction materials are durable;  

b. the structural strength of the walls is sufficient to support the works. 

(2)  On slopes in excess of 10% excavation and fill is minimised to the extent practicable by 
avoiding slab on ground construction methods in preference of post supported construction 
methods.’  

Specific outcome 2 

‘(1) Excavation and fill does not result in land or water contamination, or the harbourage of 
vermin.’ 

Specific outcome 3 

‘(1) Excavation and fill does not cause environmental nuisance due to -   

(a) hours of construction;  

(b) dust emissions;   

(c) truck movements.’ 

A significant level of cut and fill is required across the site to facilitate building pads for the 
residential component of the development and to re-route stormwater/flooding risk towards the 
southern portion of the site where the detention basin is located. Typically the earthworks allow 
the development to ‘tie in’ with the external streetscape and avoid retaining walls fronting roads. 
As discussed in the ‘road noise’ section however there is a significant concrete sleeper retaining 
wall of up to 2.72m at the rear of the units fronting Cleveland-Redland Bay Road. For the reasons 
outlined in the ‘road noise’ section it is considered that the structure is adequately screened by 
landscape planting to reduce the visual impact of the structure on the streetscape. Conditions are 
recommended to ensure that the earthworks are conducted and retaining walls constructed in 
accordance with the relevant Australian Standards, and certified by an Registered Professional 
Engineer of Queensland (RPEQ) where greater than 1 metre in height. A construction management 
plan also ensures that impact to surrounding amenity is minimised during works associated with 
excavation and fill (e.g. dust management). The proposal is considered to comply with specific 
outcomes S1, S2 and S3 of the excavation and fill code. 

Sewer 

Specific outcome S4 of the infrastructure works code is relevant to the development: 

‘(1) Sewerage infrastructure -   

(a) is consistent with the expected capacity of the use or other development;   

(b) upgrades existing networks where current capacity is insufficient for the needs of  

the use or other development.’ 

At the time of lodgement the Priority Infrastructure Plan (PIP) was in effect, which has now been 
superseded by Council’s Local Government Infrastructure Plan (LGIP), current from 1 July 2018.  
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To service the structure plan area within the catchment of sewer pump station 68, Council has 
sought that this catchment be diverted to the Cleveland wastewater treatment plant in lieu of the 
existing connection to the Victoria Point wastewater treatment plant. The required works include: 

 Provision of a sewer gravity main within Cleveland-Redland Bay Road between manhole 
223515 and manhole 456377. 

 Decommissioning of an existing sewer gravity main (and manholes) from upstream of the 
proposed connection point (manhole 223520) located within the Cleveland-Redland Bay Road 
road reserve. 

 Provision of a sewer rising main within the Cleveland-Redland Bay Road road reserve from 
sewer pump station No.68 to the proposed discharge point at manhole 46375 and any 
associated works required. 

 Replacement of existing sewer pump station No. 68, provision of emergency storage (wet well 
refurbishment and new offline emergency storage tank) and associated works. 

Accordingly, an infrastructure agreement has been entered in to by Council and the applicant, 
requiring that the works (being an ‘infrastructure contribution’) be completed by the applicant 
prior to the use commencing for stage 1 of the development (refer Attachment 6). The 
infrastructure agreement provides for the ‘infrastructure contribution’ to be subject to an offset 
due to the ‘trunk’ nature of the works. The sewer upgrade is considered to comply with specific 
outcome S4 of the infrastructure works code. 

Waste management 

Specific outcome S11 of the multiple dwelling code is relevant to the development: 

‘(1) Service facilities are provided to meet the needs of residents and are sited and 
designed in an unobtrusive and convenient manner.  

(2) An on-site waste collection system has –  

(a) an internal road network allowing the waste collection vehicle to service wheelie 
bins from independent dwelling units; or  

(b) an internal bulk bin collection system to service semi-independent or dependent 
units.’ 

Each dwelling unit is proposed to be provided with individual waste and recycle wheelie bins, 
within the curtilage of the dwelling unit. Typically this will be at the rear of dwelling units where 
side access is available or otherwise at the front of a unit behind screening. Bins are generally 
collected from the front of each dwelling unit within the site, however there are bin bay locations 
identified for certain dwellings, within close proximity, for collection purposes where a waste 
collection vehicle cannot directly access the dwelling’s frontage.  

A concept waste management plan has been provided depicting suitability of the manoeuvring of 
the waste collection vehicle within the site. A condition is recommended to be included for a RPEQ 
certification of the suitability of the internal access roads design and construction. The 
development is considered to comply with S11 of the multiple dwelling code. 

Water 

Specific outcome S3 of the infrastructure works code is relevant to the development: 

‘(1) Water supply infrastructure -   

(a) is consistent with the expected capacity of the use or other development;   
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(b) upgrades existing networks where current capacity is insufficient for the needs of 
the use or other development.’ 

With the construction of Pateman Parade, a water connection and hydrant has been provided on 
the southern side of Pateman Parade, in the road reserve. This connection will be able to service 
the site and the existing water network has sufficient capacity to cater for the development. 
Conditions are recommended to ensure that the development complies with S3 of the 
infrastructure works code. 

Electricity/telecommunications 

Specific outcomes S2 and S5 of the infrastructure works code are relevant to the development: 

Specific outcome S2 

‘(1) Electrical infrastructure -   

(a) is consistent with the expected capacity of the use or other development;  

(b) upgrades existing networks where current capacity is insufficient for the needs of 
the use or other development;   

(c) enhances opportunities for extension of below ground networks.’ 

Specific outcome S5 

‘(1) Communications infrastructure -   

(a) is consistent with the expected capacity of the use or other development;   

(b) upgrades existing networks where current capacity is insufficient for the needs of 
the use or other development.’ 

Underground electricity infrastructure is provided to Pateman Parade. Conditions are 
recommended to provide an underground electricity connection and telecommunications to the 
multiple dwelling development to ensure that the development complies with S2 and S5 of the 
infrastructure works code. 

Road noise 

There is a road noise buffer extending 20m from the edge of Pateman Parade, and approximately 
35m from both State-controlled roads, as indicated in Figure 8. The relevant assessment 
benchmarks relating to road noise are discussed below: 
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Figure 8 – Road noise buffer 

SETSPO 

S2.6(1) 

‘Road corridors under the control of the Department of Transport and Main Roads 
(DTMR), (Cleveland-Redland Bay Road and Boundary Road) are designed and of 
sufficient width, as identified on Map 2 – Road Movement Network Plan to –  

(iv)  a minimum ten (10) metre wide strip of land on both sides of Cleveland-Redland 
Bay Road to accommodate noise attenuation treatments including fencing, 
landscaping and earth mounds;  

(v)  a minimum ten (10) to fifteen (15) metre wide strip of land on both sides of 
Boundary Road to accommodate noise attenuation treatments including fencing 
landscaping and earth mounds.’ 

S2.7 

‘Noise attenuation measures undertaken with DTMR road corridors (Cleveland-Redland 

Bay Road and Boundary Road) are designed to –  

(a)  achieve a high quality visual appearance;  

(b)  ensure any acoustic fencing is erected on property boundaries and screened from 

the road carriageway by landscaping and landscaped earth mounds of at least 

ten (10) metres in width;  

(c)  incorporate physical and visual breaks to allow for pedestrian and cyclist 

permeability;  
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(d)  give consideration to innovative measures for land identified on Map 1 – Land 

Use Precincts within Precinct 4 – Greenspace Network so as to maintain acoustic 

controls for adjoining properties while maintaining a high quality visual 

appearance, the hydraulic capacity of the land in coordination with providing 

opportunities for re-establishing habitat and movement corridors for koalas and 

other fauna.’ 

S3.1(1) 

‘Uses and other development that adjoin Boundary Road and Cleveland-Redland Bay 

Road incorporate noise attenuation measures that –  

(a)  achieve a high quality attractive visual appearance from all public streets;  

(b) include a combination of –  

(i)  vegetated earth mounds;  

(ii) acoustic screens;  

(iii)  acoustic treatments incorporated into the building design;  

(c)  incorporate landscaping to enhance visual amenity and minimise the visual 

impacts of noise screens;  

(d)  incorporate physical and visual breaks where adjoining cul de sacs and bus stops to 
allow for pedestrian and cyclist permeability.’  

Road and rail noise impacts overlay 

 ‘S1.1(1) For reconfiguration, other than subdividing one lot into two, reduce noise 
nuisance through providing –  

(a)  a buffer between lots and the noise source; or  

(b)  service roads between lots and the noise source; or  

(c)  larger lots closest to the noise source that allow dwelling units to be set 
back from the noise source; or  

(d)  incorporating mounding and landscaping into the reconfiguration design; 
or (e) a mixture of (a) - (d). 

S1.2(1) Uses reduce noise nuisance by –  

(a)  siting to minimise the impact through distance, layout and orientation;  

(b)  design and construction techniques;  

(c)  incorporating soft engineering measures, such as –  

(i)  vegetated buffers;  

(ii)  vegetated earth mounds; or 

(d)  fencing where it can be demonstrated that (a), (b) or (c) cannot be 
implemented; and  

(e)  a combination of (a), (b), (c) or (d).’ 

S1.3(1) Noise attenuation measures utilised –  

(a)  do not restrict access or movement for people or native animals;  

(b)  are integrated with the streetscape and landscape setting;  

(c)  are designed and constructed for longevity and a low level of maintenance.  
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(d)  are integrated into building design and layout;  

(e)  avoid the use of acoustic fencing. 

A 10 metre wide landscape buffer is proposed along both State controlled road boundaries. This 
area is intended to be landscaped only, except for a section along Cleveland-Redland Bay Road, 
with acoustic fences located on or within the property boundaries. Acoustic fences are proposed 
in sections on the boundaries facing both State controlled roads, and have been designed to not 
impact on pedestrian permeability, with linkages provided to both boundaries to the south of the 
acoustic fences. The acoustic fences will be screened by landscaping in the 10 metre buffer.  

For a section along the Cleveland-Redland Bay Road frontage a swale is proposed for stormwater 
management purposes forward of a retaining wall with associated acoustic fencing above. The 
applicant has provided a design that addresses the performance outcomes of the SETSPO and road 
and rail noise impacts overlay codes, with adequate areas for landscape planting provided to 
minimise the visual impact of the screen and enhance the visual appearance of the development 
from the road. An excerpt from the landscape concept plan is provided below in Figure 9 
demonstrating the outcome. 

 Figure 9 – Landscape design for buffer area adjoining units on Cleveland-Redland Bay Road  

The location of the fences in the northern part of the site will be located behind landscape buffers 
of varying widths, depending on the required wall height, to ensure the development integrates 
with the streetscape along Pateman Parade and at the entrances from the adjoining State 
controlled roads. Other noise mitigation including glazing, mechanical ventilation and wall, roof, 
floor and door construction, will be incorporated into the architectural design as part of the 
building approval. 

Accordingly, the development is considered to comply with the relevant assessment benchmarks 
with respect to road noise. 

Easement 

An easement was created to provide a temporary drainage solution for the upstream property, 
which is in the same ownership as the subject site (refer Figure 10). Originally the upstream 
property had onsite stormwater management, but once this site was purchased by the common 
owner, additional units were constructed where the onsite detention was proposed, with the 
temporary stormwater solution relocated to the easement area.  
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Once the subject site develops, the easement will no longer be required as the proposed 
stormwater management in the southern part of the site will cater for both developments. 

 
Figure 10 – Existing stormwater discharge easement over site 

Infrastructure Charges 

Application A 

The proposed development is subject to infrastructure charges in accordance with the Adopted 
Infrastructure Charges Resolution (No. 2.3) August 2016 (the Infrastructure Charge Resolution).  
The total charge applicable to this development is: 

Total charge: $3,428,570.60 

Residential Component 

(103.00 X Multiple Dwelling  - 3 or more bedroom X $30,226.70) $3,113,350.10 

(16.00 X Multiple Dwelling - 1 or 2 bedroom X $21,590.45) $345,447.20 

Residential Demand Credit 

(1.00 X Dwelling House  - 3 or more bedroom X $30,226.70) $-30,226.710 

Total Council Charge $3,428,570.60 

Offsets 

The following offset applies under Chapter 4 Part 2 of the Planning Act 2016, calculated in 
accordance with Redland City Council’s Adopted Infrastructure Charges Resolution: 

Infrastructure Agreement executed between Philip Usher Constructions Pty Ltd. and Redland City 
Council as set out above in the sewer section of this report. 
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In accordance with Redland City Council’s Adopted Infrastructure Charges Resolution, any offset 
listed in this notice only accrues when the trunk infrastructure works is accepted on maintenance 
by Council. Any request for an early plan sealing will require the bonding of any uncompleted 
trunk works. 

Refunds 

There are no refunds that apply under Chapter 4 Part 2 of the Planning Act 2016. 

Application B 

The proposed development is subject to infrastructure charges in accordance with the 
Infrastructure Charges Resolution.  The total charge applicable to this development is: 

Total charge: $3,152,212.70 

Residential Component 

(100.00 X Multiple Dwelling  - 3 or more bedroom X $30,226.70) $3,022,670.00 

(6.00 X Multiple Dwelling - 1 or 2 bedroom X $21,590.45) $129,542.70 

       Total Council Charge $3,152,212.70 

Offsets 

The following offset applies under Chapter 4 Part 2 of the Planning Act 2016, calculated in 
accordance with Redland City Council’s Adopted Infrastructure Charges Resolution: 

Infrastructure Agreement executed between Philip Usher Constructions Pty Ltd. and Redland City 
Council. 

In accordance with Redland City Council’s Adopted Infrastructure Charges Resolution, any offset 
listed in this notice only accrues when the trunk infrastructure works is accepted on maintenance 
by Council. Any request for an early plan sealing will require the bonding of any uncompleted 
trunk works. 

Refunds 

There are no refunds that apply under Chapter 4 Part 2 of the Planning Act 2016. 

Conclusion 

The application has been assessed against the relevant planning instruments and is considered to 
comply. It is therefore recommended that development permits be granted subject to conditions. 
Strategic Implications 

Legislative Requirements 

In accordance with the Planning Act 2016 this development application has been assessed against 
the RPS (7.1) and other relevant planning instruments. The decisions for both applications are due 
on 19 November 2021 and if not decided by this date the applications will be potentially deemed 
refused. 

Risk Management 

The applicant has the right to appeal a decision of Council to refuse the development applications 
or to not make a decision by the due date as a deemed refusal. Alternatively, the applicant also 
has the right to appeal conditions imposed on development permits. 



GENERAL MEETING AGENDA 17 NOVEMBER 2021 

Item 14.1 Page 140 

  
  

Financial 

Subsequent to a decision being made, and as outlined in the risk management section above, legal 
costs will apply if the applicant chooses to appeal Council’s decision.  

People 

There are no implications for staff associated with this report.  

Environmental 

Where relevant, the environmental implications are detailed within the assessment in the ‘issues’ 
section of this report.  

Social 

Social implications are detailed within the assessment in the ‘issues’ section of this report.  

Human Rights  

In accordance with section 58 of the Human Rights Act 2019, consideration has been given to the 
relevant human rights in particular c.25 Privacy and Reputation, when drafting this report. 

There are no known human rights implications associated with this report. 

Alignment with Council's Policy and Plans 

The assessment and officer’s recommendation align with Council’s policies and plans as described 
within the ‘Issues’ section of this report. 

CONSULTATION 

Consulted Consultation Date Comments/Actions 

Divisional Councillor 11 September 2017 Sent to Councillor for comment in accordance with standard 
procedure. 

OPTIONS 

Option One 

That Council resolves to grant development permits for Application A (MCU17/0057) and 
Application B (MCU17/0058), subject to the conditions outlined in Attachment 7. 

Option Two 

That Council resolves to grant development permits for Application A (MCU17/0057) and 
Application B (MCU17/0058), subject to alternate conditions to those outlined in Attachment 7. 

Option Three 

That Council resolves to grant preliminary approvals for Application A (MCU17/0057) and 
Application B (MCU17/0058). 

Option Four 

That Council resolves to refuse Application A (MCU17/0057) and Application B (MCU17/0058). 

OFFICER’S RECOMMENDATION 

That Council resolves to grant development permits for Application A (MCU17/0057) and 
Application B (MCU17/0058), subject to the conditions outlined in Attachment 7. 
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14.2 MCU21/0063 - MATERIAL CHANGE OF USE FOR A MULTIPLE DWELLING X 30 UNITS AND 
BUILDING WORK FOR DEMOLITION OF A LOCAL HERITAGE PLACE (DWELLING HOUSE) 
AT 217 MIDDLE STREET, CLEVELAND 

Objective Reference: A5571117 

Authorising Officer: Louise Rusan, General Manager Community & Customer Services 

Responsible Officer: David Jeanes, Group Manager City Planning and Assessment  

Report Author: Carol Vito Sula, Planning Officer  

Attachments: 1. Architectural Plans ⇩  
2. Aerial and Zone Mapping ⇩  
3. Recommended Conditions ⇩  
4. Australian Heritage Specialist Heritage Advice ⇩   

PURPOSE 

To recommend Council issue a development permit for the material change of use for a multiple 
dwelling and building work for demolition of a local heritage place (dwelling house) at 217 and 219 
Middle Street, Cleveland. 

BACKGROUND 

Council has received an application on land at 217 and 219 Middle Street, Cleveland seeking a 
development permit for material change of use for a multiple dwelling with 30 units and building 
work for the demolition of a local heritage place (dwelling house). 

The owner of the properties is Beached as Bro Holdings Pty Ltd. as trustee. The applicant is York 
Street Developments Pty Ltd. c/- Urbicus Pty Ltd. (Mark Clayton). 

In accordance with the Planning Act 2016, the decision date for this application is 17 November 
2021. The development application will be a potential deemed refusal should a decision not be 
made by the due date. 

The assessment of the application has occurred in line with the assessment framework outlined in 
the Planning Act 2016.  The key issues identified in the assessment are: 

 Local heritage value 

 Building height 

 Building design 

 Amenity 

 Open space 

 Onsite parking 

 Stormwater management 

 Waste management – servicing and manoeuvring areas 

ISSUES 

Proposal 

The development application seeks a development permit for a material change of use for a 
multiple dwelling with 30 units and building work for the demolition of a local heritage place 
(dwelling house). 
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The proposed multiple dwelling comprises the following components: 

 A five storey building with maximum height of 17.6m. 

 30 residential units – 13 two bedroom units (of which six) units have two bedrooms and a 
media room); 17 three bedroom units (two penthouse units have three bedrooms and a media 
room). 

 60 resident parking spaces and four visitor parking spaces including one disabled parking 
space. 

 A 55m2 boat parking area, 27 bike parking spaces and 8 visitor bike racks.  

 A 225m2 communal open space area on the ground floor containing a BBQ/alfresco area, 
resort pool, spa pool, pool deck and powder room. 

 Lobby room on the ground floor with lift access to upper and basement levels.  

 Single vehicular access point to Middle Street via the proposed 7m wide crossover. 

 Bin room and wash down area on the ground floor. 

A copy of the proposal plans can be found in Attachment 1 to this report. The proposal will require 
the demolition of the heritage place (dwelling house) at 219 Middle Street.  

Minor change 

As a response to Council’s information request, the applicant submitted a change to the 
application under section 52 of the Planning Act 2016 on 13 May 2021. The change included 
assessable building works for the demolition of a local heritage place at 219 Middle Street, 
Cleveland. 

Through the course of the assessment, Council raised concerns with the height, bulk and design of 
the proposed multiple dwelling. Minor revisions to the building design were received on 9 August 
2021, 16 August 2021, 30 August 2021, 15 September 2021, 23 September 2021 and 6 October 
2021. Of note, the multiple dwelling was reduced in height from six storeys to five storeys.  In 
addition, design elements were included to significantly reduce building bulk and to contribute to 
an interesting and attractive building.  

The changes are considered to be ‘minor’ as the changes did not result in a substantially different 
development, did not trigger referral to any additional referral agencies, did not change the type 
of development approval sought, and did not change the level of assessment. 

Site & Locality 

The 2024m2 subject site covers two freehold lots legally described as Lot 1 on RP66399 at 217 
Middle Street, Cleveland and Lot 2 on RP66399 at 219 Middle Street, Cleveland (refer Attachment 
2). The site is currently improved by a dwelling house and associated outbuildings on each lot. The 
dwelling house on the land at 219 Middle Street is listed as a local heritage place.  

The natural ground levels of the site indicate a fall from the western side boundary at 7.5m 
Australian Height Datum (AHD) to the eastern side boundary at 6.54m AHD, the difference being 
approximately 0.96m.  The site is relatively flat with some mature vegetation located within the 
site. There are two existing street trees located along the frontage of the site.  

The site is located 300m west of the Toondah Harbour priority development area; 250m south of 
the Raby Bay canal estate; and 900m east of the Cleveland principal centre.  
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The immediate surrounding environment consists of a mix of multiple dwellings (of varying 
height), detached dwellings, neighbourhood centre uses (local shops and Returned and Services 
League Club) and community facilities such as churches.  

Planning History 

Approvals on subject site 

Development approval MC011621 for a three storey motel on the subject site was granted on 3 
November 2009. An application to extend the currency period was received on 19 August 2013. 
The concurrence period was extended by two years, lapsing on 10 November 2015. 

Approvals on adjoining properties 

The following approvals have been granted on the adjoining western property at 17-19 and 21 
Passage Street: 

 A development approval MC012013 for a five storey apartment building (30 units) and two 
storey multiple dwelling (12 townhouses) was granted on 26 September 2013. Stage 1 has 
commenced and the two storey townhouses have been constructed.  

 A preliminary approval MCU19/0003 for a six storey building, which also included a variation 
to vary the effects of City Plan to apply MDR4 precinct height provisions.  

 A development approval MCU013906 for a six storey apartment building with 29 units was 
granted on 9 June 2020. The previously approved commercial premises on the ground floor did 
not form part of this proposal and was replaced by ground floor residential units. 

Assessment Framework 

The application has been made in accordance with the Planning Act Development Assessment 
Rules and constitutes an application for a material change of use under the City Plan. 

In accordance with section 45 of the Planning Act 2016: 

‘(5) An impact assessment is an assessment that— 

(a) must be carried out— 

(i) against the assessment benchmarks in a categorising instrument for the 
development; and 

(ii) having regard to any matters prescribed by regulation for this subparagraph; 
and 

(b) may be carried out against, or having regard to, any other relevant matter, other 
than a person’s personal circumstances, financial or otherwise. 

Examples of another relevant matter— 

• a planning need 
• the current relevance of the assessment benchmarks in the light of changed 

circumstances 
• whether assessment benchmarks or other prescribed matters were based on 

material errors 
 (6)  Subsections (7) and (8) apply if an assessment manager is, under subsection (3) or (5), 

assessing a development application against or having regard to— 

(a) a statutory instrument; or 



GENERAL MEETING AGENDA 17 NOVEMBER 2021 

Item 14.2 Page 513 

  
  

(b) another document applied, adopted or incorporated (with or without changes) in 
a statutory instrument. 

(7)  The assessment manager must assess the development application against or having 
regard to the statutory instrument, or other document, as in effect when the 
development application was properly made. 

(8) However, the assessment manager may give the weight the assessment manager 
considers is appropriate, in the circumstances, to— 

(a) if the statutory instrument or other document is amended or replaced after the 
development application is properly made but before it is decided by the 
assessment manager—the amended or replacement instrument or document; or 

(b) another statutory instrument— 

(i) that comes into effect after the development application is properly made 
but before it is decided by the assessment manager; and 

(ii) that the assessment manager would have been required to assess, or could 
have assessed, the development application against, or having regard to, if 
the instrument had been in effect when the application was properly made.’ 

Section 30 of the Planning Regulation 2017, relevantly, identifies that: 

‘(1) For section 45(5)(a)(i) of the Act, the impact assessment must be carried out against 
the assessment benchmarks for the development stated in schedules 9 and 10. 

(2) Also, if the prescribed assessment manager is the local government, the impact 
assessment must be carried out against the following assessment benchmarks— 

(a) the assessment benchmarks stated in— 

(i) the regional plan for a region; and 

(ii) the State Planning Policy, part E, to the extent part E is not identified in the 
planning scheme as being appropriately integrated in the planning scheme; 
and 

(iii) a temporary State planning policy applying to the premises; 

(b) if the development is not in a local government area—any local planning 
instrument for a local government area that may be materially affected by the 
development; 

(c) if the local government is an infrastructure provider—the local government’s 
LGIP. 

(3) However, an assessment manager may, in assessing development requiring impact 
assessment, consider an assessment benchmark only to the extent the assessment 
benchmark is relevant to the development.’ 

Section 31 of the Planning Regulation 2017 identifies that: 

‘(1) For section 45(5)(a)(ii) of the Act, the impact assessment must be carried out having 
regard to— 

(a) the matters stated in schedules 9 and 10 for the development; and 

(d) if the prescribed assessment manager is a person other than the chief executive— 
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(i) the regional plan for a region; and 

(ii) the State Planning Policy, to the extent the State Planning Policy is not 
identified in the planning scheme as being appropriately integrated in the 
planning scheme; and 

(iii) for designated premises—the designation for the premises; and 

(e) any temporary State planning policy applying to the premises; and 

(f) development approval for, and any lawful use of, the premises or adjacent 
premises; and 

(g) common material. 

(2) However— 

(a) an assessment manager may, in assessing development requiring impact 
assessment, consider a matter mentioned in subsection (1) only to the extent the 
assessment manager considers the matter is relevant to the development; and 

(b) if an assessment manager is required to carry out code assessment against 
assessment benchmarks in an instrument stated in subsection (1), this section 
does not require the assessment manager to also have regard to the assessment 
benchmarks.’ 

common material, for a development application, means— 

‘(a) all the material about the application that the assessment manager receives before 
the application is decided, including— 

(i) any material relating to a proposed development application that is 
substantially similar to the development application as made; and 

(ii) any material attached to, or given with, the development application; and 

(iii) any material relating to the application given to the assessment manager after 
the application is made; and 

(iv) any referral agency’s response, including any advice or comment given by a 
referral agency and any response given under section 57 of the Act; and 

(v) any properly made submissions about the application, other than a submission 
that is withdrawn; and 

(vi) any other submission about the application that the assessment manager has 
accepted; and 

(vii) any other advice or comment about the application that a person gives to the 
assessment manager; and 

(b) if a development approval for the development is in effect—the approval; and 

(c) an infrastructure agreement applying to the premises.’ 

Pursuant to section 45(5) of the Planning Act 2016, the application was assessed against the 
following applicable assessment benchmarks. 
  

https://www.legislation.qld.gov.au/link?guid=_21fbcd2c-bc33-4047-9773-392e8a2dae05&id=sec.57&version.series.id=d4a7e9d3-f73d-48a3-9459-9be0b66a1c15&doc.id=act-2016-025&date=2020-03-13&type=act
https://www.legislation.qld.gov.au/link?version.series.id=d4a7e9d3-f73d-48a3-9459-9be0b66a1c15&doc.id=act-2016-025&date=2020-03-13&type=act
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 City Plan Version 5 - the whole planning scheme with emphasis on the following codes: 

o Medium density residential zone code 
o Healthy waters code 
o Infrastructure works code 

o Landscape code 
o Transport, servicing, access and parking code 
o Heritage overlay code 

 Temporary Local Planning Instrument (TLPI) 01/21 – Protection of local heritage places 

 State Planning Policy 2017, Part E 

 South East Queensland Regional Plan 2017 

 Planning Regulation 2017, Schedule 11 

 Local Government Infrastructure Plan 

Pursuant to section 45(5) of the Planning Act 2016, Council had regard to the following matters in 
its assessment of the application. 

 Existing approvals on adjoining land 

 Common material, including written submissions accepted by the assessment manager 

 Advice received from external and internal parties 

Comments received 

External comments received 

There were 19 properly made submissions received in relation to the application during the 
notification period. A further ten submissions were also received during that time, which were not 
properly made, but were accepted by the assessment manager.  

The following planning matters were raised in the written submissions. It is recognised that these 
submissions were received prior to the revised proposal plans being received. 

 The demolition of the heritage place will result in the loss of character and heritage values  

 The scale and design of the multiple dwelling is incompatible with surrounding properties and 
streetscape 

 The building design has little architectural merit or interest 

 The development will have adverse impacts on amenity and privacy of adjoining properties 

 Increased traffic generation from Toondah priority development area (PDA) will restrict access 
to the site and cause safety issue 

 The height of the proposed building will obstruct future water views to the bay for properties 
across the street that have not yet been developed to their potential under the City Plan 

The assessment manager has had regard to the submissions about these planning matters in the 
assessment of the development against the assessment benchmarks. 

Internal comments received 

The assessment manager has received assessment advice from the following Council teams/ 
officers: 

 Engineering Assessment 

 Environmental Assessment 
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 Landscaping 

 Arborist 

 Health and Environment 

 Infrastructure Charges Unit 

The assessment advice received has been considered by the assessment manager in assessing the 
development application. 

Decision Making Rules 

Section 60 of the Planning Act 2016 states that: 

‘(3)   To the extent the application involves development that requires impact assessment, 
and subject to section 62, the assessment manager, after carrying out the 
assessment, must decide— 

(a)   to approve all or part of the application; or 

(b)   to approve all or part of the application, but impose development conditions on 
the approval; or 

(c)   to refuse the application. 

… 

(5)   The assessment manager may give a preliminary approval for all or part of the 
development application, even though the development application sought a 
development permit. 

(6)   If an assessment manager approves only part of a development application, the rest 
is taken to be refused.’ 

Application Assessment 

The application has been assessed against the provisions of the City Plan version 5. The application 
is subject to impact assessment.  In this regard, the application is subject to assessment against 
the entire planning scheme.  The most pertinent parts of the assessment are discussed in this 
section. 

Local heritage values 

The existing dwelling at 219 Middle Street was recommended for entry within the amended Local 
Heritage Place Schedule, as part of the proposed major amendment of City Plan. This amendment 
process commenced in 2019, with public consultation having been completed. The amendment 
has not yet commenced in City Plan.  

In the interim, the subject site is listed as a local heritage place within the Local Heritage Place 
Schedule under TLPI 01/21 – Protection of Local Heritage Places. The TLPI was in force prior to the 
application being lodged and remains in force.  
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The heritage citation as included in the TLPI reads as follows: 

 
Figure 1: Heritage citation for the existing dwelling at 219 Middle Street 

The proposed demolition of the existing dwelling (local heritage place) triggers a development 
application under the TLPI 01/21 - Protection of Local Heritage Places, including assessment 
against the heritage overlay code of the City Plan. 

Performance outcome PO1 of the heritage overlay code is relevant to the assessment of local 
heritage values of the place. 

PO1 
‘A building or structure on a heritage place is not demolished or relocated unless: 
1) it is structurally unsound and is not reasonably capable of being made 

structurally sound; or 
2) the change does not result in the loss of the particular heritage values of the 

place.’ 

The applicant has submitted a heritage impact statement (HIS) to support the proposed 
demolition of the heritage place, and thus demonstrate compliance with performance outcome 
PO1 of the heritage overlay code.   

In terms of the structural integrity of the heritage place the HIS notes ‘the building appears to be 
generally in good (but not very good) physical condition but has only fair to poor integrity’. 

Demonstration of compliance with PO1 is sought under PO1 (2) as the HIS provides a discussion of 
the cultural heritage significance (heritage values) of the place. The guideline prepared by the 
Department of Environment and Heritage Protection titled ‘Guideline: Identifying and assessing 
places of local cultural heritage significance in Queensland’ published in 2020 was relied upon in 
the HIS to assess the cultural heritage significance of the subject dwelling. The HIS provides the 
following conclusions regarding the heritage values of the place: 

 ‘With respect to performance outcome PO1 (2) of the Heritage overlay code, the 
demolition of the building on the heritage place will not result in the loss of any particular 
heritage values of the place because, on further assessment, the place is not of sufficient 
cultural heritage value to meet relevant heritage assessment criteria as a local heritage 
place. 

 With respect to overall outcome (2)(a) of the Heritage overlay code, the proposed 
demolition of the house will not remove or reduce its heritage value to any unacceptable 
degree because the place has insufficient heritage value to warrant retention. 
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 It is concluded that the proposed development (including demolition of the existing house) 
will not result in the loss of any particular heritage values since, on further assessment, 
the place has insufficient cultural heritage significance to warrant retention.  

 As the place has insufficient cultural heritage significance to satisfy any of the Council’s 
heritage assessment criteria, it is recommended that Council not proceed with 
permanently entering the place in the planning scheme’s schedule of local heritage 
places.’ 

The applicant also submitted material outlining relevant matters unique to the application: 

 Pre-lodgement meeting – Council failed to mention the heritage listing under heritage major 
amendment 03/19 or the TLPI at the pre-lodgement meeting held at Council on 8 February 
2021. 

 Superseded plan request – Applicant has the option to lodge a superseded plan request and 
compensation may be awarded.  

 Other matters – central location of the site close to transport, employment and other facilities; 
development consistent with the SEQ Regional Plan as it support population and economic 
growth within the local government area; consistent with the Council's housing strategy to 
ensure that there is sufficient, affordable and diverse housing to meet the needs created by 
population growth within the local government area. 

These additional matters raised are not considered to be relevant to the assessment of this 
matter. 

To assess the heritage value of the premises, Council engaged Australian Heritage Specialists (AHS) 
on 9 June 2021 to provide specialist heritage advice. The heritage specialist has advised the 
heritage values of the place are of a lesser score than those that were originally prescribed by the 
heritage citation and no longer thresholds as a place of local heritage value. This is due to the 
substantial alterations undertaken to the place internally and to the rear. As such, the subject site 
does not properly satisfy entry onto the Local Heritage Place Schedule. This has been discovered 
only after AHS was able to enter the premises, which was not able to be done as part of preparing 
the citation. A copy of AHS’s advice is provided at Attachment 4. 

However, the premises does have some historical value, particularly in its connection with the 
Elfert family and their extended family who were prominent members of the Cleveland 
community, with a long historical association in the Redlands. AHS note there are archival 
recordings of the Elfert family and their saw-mill operations currently available for public viewing 
online and in Council’s library. Further to this advice, the heritage specialist has recommended the 
following measures be conditioned to ensure the heritage values of the place are retained: 

 A detailed Archival Recording of the place should be completed prior to demolition, by a 
qualified heritage consultant. The archival recording should consider options for 3D modelling 
and be in a format that can also be used in association with the Interpretation Plan 
recommended below to ensure the local heritage values of the place is captured for future 
generations. 

 Development and implementation of a Heritage Interpretation Plan should be developed by a 
qualified heritage consultant. The Interpretive Plan should consider appropriate options to 
interpret the history and use of the place prior to demolition, which could be developed within 
the new development (where appropriate), to ensure the local heritage values is presented 
within the new development. 

https://edrms-prd.rccprd.redland.qld.gov.au/id:A5859178
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Given the (physical) heritage values of the place have been diminished through substantial 
additions and alterations, it is considered that the archival recording and heritage interpretation 
plan measures will ensure the remaining local heritage values are retained. As such this will ensure 
the proposed demolition does not result in the loss of the particular heritage values of the place. 
Subject to this condition, it is considered that the proposal will comply with performance outcome 
PO1 of the heritage overlay code. 

Building height 

The subject site is mapped in the medium density residential zone (MDR), therefore the medium 
density residential zone code is relevant to the assessment of this application. The purpose of the 
MDR zone code is to provide for medium density living in areas that are close to public transport 
or centres, and characterised by a mix of dwelling types including dwelling houses on a range of lot 
sizes, dual occupancies and multiple dwellings. The purpose of the MDR zone code is achieved 
through eleven overall outcomes. The following overall outcome is relevant in the assessment of 
the height of the proposed multiple dwelling: 

‘(f) Development is generally two to three storeys in height, unless otherwise intended in a 
particular precinct;’ 

The proposed multiple dwelling will be 17.6 metres and five storeys in height. It is noted the 
subject site is not mapped within a precinct and therefore the overall outcome intends a building 
height of two to three storeys. Therefore the proposal does not comply with overall outcome (f) of 
the MDR zone code. Despite the non-compliance, when assessing impact assessable applications 
Council may have regard to any other matter they consider relevant to the assessment. The 
relevant matters applicable to the proposal include existing approvals on adjoining site and the 
surrounding context of the development site. 

Existing approvals: 

The following development approvals on the adjoining property (17-19 and 21 Passage Street) to 
the west of the subject site are relevant to the assessment of this application:  

 MC012013 Council approved a five storey apartment building (30 units) and two storey 
multiple dwelling (12 townhouses). 

 MCU19/0003 which granted a preliminary approval for a six storey apartment building, 
including a variation approval. 

 MCU013906 Council approved a six storey apartment building with 29 units. 

It is noted the adjoining site at 17-19 and 21 Passage Street is also mapped in the MDR zone and 
does not have a precinct where buildings higher than two to three storeys are intended. In the 
abovementioned approvals it was determined that the proposed height of the apartment 
buildings was acceptable for the location as it would take advantage of its strategic position being 
located on a prominent corner, with areas surrounding the site on Middle and Passage Streets 
intending to achieve 19 metre high built form. Therefore the development would appear in 
context when viewed along these road corridors. While the subject site benefits from some of 
these contextual outcomes, it also differs in some meaningful ways. Firstly, the site is not located 
on the corner and is therefore separated from higher built form along Passage Street. Secondly, 
the subject development site adjoins existing multiple dwellings that are unlikely to be developed 
in the near future and therefore have an enduring impact on the character of the streetscape 
along Middle Street. 
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In having regard to the abovementioned approvals on the adjoining lot, both the approval and 
reasons for imposed conditions must be considered. Specifically, the preliminary approval 
MCU19/0003 includes a condition that requires the approved development to step down to the 
expected three storeys or 13m building height. This was achieved in the approval MCU013906, 
with the building stepping down to the subject site. 

It is recognised that the proposed development is of a lower total height than the existing 
approval to the west and does, in itself, step down to the existing development to the east. In this 
regard, the proposed development does provide a transition of building height along the Middle 
Street streetscape. Figure 2 shows this transition. 

 
Figure 2: Streetscape section showing the proposed development alongside existing and approved development 

In relation to the development’s interface to the existing development to the east, performance 
outcome PO10 seeks the following: 

PO10 
‘Where building height over 13m is intended, buildings step down in height and scale to be 
of a similar size to intended building height on adjoining residential zoned land.’ 

The proposed multiple dwelling has been designed so that it steps down to 13m height on those 
elevations where it adjoins properties mapped in the MDR zone, in this case the eastern and 
southern elevations. Where the height of the proposed building exceeds 13m, in this case the top 
floor (L4), a minimum 10m setback is proposed between the walls of the top floor level and 
common boundaries. As proposed, the top floor level will have a setback of 11.714m from the 
eastern side boundary and a 10m setback to the rear southern boundary. The top floor maintains 
a five metre setback from the western site boundary where it adjoins the approved apartment 
development at 17-21 Passage Street. As such, the proposal achieves the deemed to comply 
provision AO10.1, which therefore complies with performance outcome PO10. 

The surrounding context – streetscape: 
The zoning map of the subject site and surrounding area (refer Attachment 2) shows there is a 
broad range of building heights anticipated in the area:  

 MDR – 13m height (3 storeys) 

 MDR3 – 22m height  

 MDR4 – 19m height 

 Local centre – 10.5m height  

 Community facilities – 12m maximum height applies to CF3/CF5. 

Properties directly east and south of the site contain multiple dwellings with heights consistent 
with the intended height in the MDR zone (refer Figure 2). Across the road on the MDR4 zoned 
properties, there is a mix of building heights, with some properties yet to be developed to their 
potential under City Plan (refer Figure 3).  
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The adjoining property to the west at 17-21 Passage Street has been cleared to facilitate the 
construction of the approved multiple dwelling development. It is considered the height of the 
proposed development is not inconsistent with the existing and emerging streetscape along this 
portion of Middle Street.  

 
Figure 3: Photos showing existing townhouses on the adjoining properties to the east of the site. 

 
Figure 4: Photos of buildings within the MDR4 zone across the road from the site. 

A streetscape section has been submitted to show the proposed development in the context of 
approved and existing development (see Figure 2).  It is considered the proposed development 
provides an appropriate transition in building height between the approved apartment block at 
17-21 Passage Street to the west and townhouses to the east. The proposal will provide the 
coherence needed to contribute to the legibility of the street. The proposal is consistent with 
strategic outcome 3.3.1.2(3), which seeks to ensure development creates an attractive streetscape 
and a sensitive transition between older and new forms of housing. 
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Building Design  

Performance outcomes PO13, PO14 and PO15 are relevant to the assessment of the proposed 
design and read as follows:  

PO13 
‘Design elements contribute to an interesting and attractive streetscape and building 
through: 

1. the provision of projections and recesses in the facade which reflect changes of 
internal functions of buildings, including circulation; 

2. variations in material and building form; 

3. modulation in the facade, horizontally or vertically; 

4. articulation of building entrances and openings; and 

5. corner treatments to address both street frontages.’ 

 
PO14 
‘Design elements promote a subtropical and climate responsive design character through: 

1. the use of deep verandahs, decks and eaves, and 

2. integration of buildings within landscape planting.’ 

 
PO15 
‘Roof form assists in reducing the appearance of building bulk by: 

1. articulating individual buildings; 

2. incorporating variety in design; 

3. incorporating a roof pitch, gable or the like in buildings up to 13m; and 

4. screening plant and equipment, such as vents, lift over-runs or solar energy and 
storm water collectors.’ 

The following design elements have been incorporated into the building design:  

 Deep recesses on all elevations break up the facade into three distinct vertical sections/blocks. 
In addition, proposed balconies project forward of the building line to create articulation of the 
façade and an attractive streetscape. 

 A variety of window size and window treatments such as sunhoods and vertical screens create 
modulation in the facades. 

 The corners of the building have been articulated by continuing material and window 
treatments around the corners. The floor to ceiling elongated windows and brick detail vertical 
panels at the corners also ensures large blank walls on the side elevations are avoided.  

 Planter boxes have been integrated into the design to soften the built form and also to provide 
additional screening on the terraces of the top floor. Landscaping along the boundaries at 
ground level include a mix of palms, red head (Acmena smithii), lilly pillies, resilience, emerald 
lustre and golden penda, which will soften the built form on the lower levels and provide 
shade to communal areas. 

 From the street view, the skillion roof design adds an element of interest and provides contrast 
to the three vertical block sections and horizontal banding of the balconies on the front façade. 
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 The lift overrun has been centrally located on the top floor level, which ensures it is not 
visually dominant when viewed from the street and adjoining properties. A condition is 
recommended to ensure a recessive colour is used on the lift overrun to further reduce any 
visual domination.  

The combination of design elements not only creates a visually interesting building when viewed 
from the streetscape but also reduces the bulk of the building when viewed from adjoining 
properties. A variety of materials are proposed to be used including rendered blocks, face 
brickwork, vertical boards, aluminium flat bar screens and clear glazed balustrading. However, the 
finishes schedule submitted with the application (see Figure 5) does not correspond with the 
colours indicated on the plans. It is considered further investigations are required to ensure the 
colours and materials complement and highlight the various design elements proposed to reduce 
building bulk. In turn, the colours and materials will contribute to ensuring the proposed multiple 
dwelling is a visually interesting and attractive building in the streetscape.  

A condition is recommended to require the final finishes schedule be approved by Council at 
conditioned works assessment stage. Overall, it is considered that the proposed design complies 
with performance outcomes PO13, PO14 and PO15 and therefore achieves overall outcome (h) 
which seeks to ensure development incorporates architectural styles and elements that reduce 
the visual impact of the built form. 

 
Figure 5: proposed finishes schedule 

Amenity  

Performance outcome PO18 is relevant to the assessment of overlooking impacts: 

PO18 
‘Privacy between dwelling units on the site and adjoining sites is achieved by effective 
building design and the location of windows and outdoor open spaces to prevent overlooking 
into habitable rooms or private open space areas or through the use of screening devices. 
Where screening devices are used, they are integrated with the building design.’ 

The multiple dwelling will be within a distance of 9m and within an angle of 45 degrees of 
adjoining dwellings. To protect the privacy of adjoining dwellings the deemed to comply solutions 
have been adopted. In particular the windows on the side elevations will have heights above 1.5m 
or vertical screening; while the balconies to the rear and sides will be provided with floor to ceiling 
vertical screens. As such, the proposal complies with performance outcome PO18. 

The following performance outcome is relevant to the assessment of overshadowing impacts: 
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PO22 
Development minimises the extent of shadows on useable private open space or public 
spaces and provides adequate sunlight to habitable rooms on the site and adjoining. 

The applicant submitted shadow diagrams, which compared the shadows cast by a 13m high 
building (adopting the acceptable outcome) to the shadows cast by the proposed development at 
17.6m height. The shadow diagrams show the eastern adjoining property will receive solar access 
to habitable rooms and private open space between the hours of 9am and 1pm. At 3pm there is 
an increase of shadows cast by the proposed 17.6m building, however this is limited to the 
shadows of the pergolas on the top floor. The western adjoining properties will have at least three 
(3) hours solar access between the hours of 11am to 3pm. The southern properties will be in 
shadow between the hours of 9am to 3pm to varying degrees. It is noted that the shadows cast 
are for a building with the deemed to comply height of 13m and the proposed additional height do 
not increase these shadows, thus do not further reduce sunlight access to the adjoining sites to 
the south than already anticipated. Considering the above it is determined the proposal complies 
with performance outcome PO22 of the MDR zone code.  

Open space 

Performance outcomes PO4 and PO5 are relevant to the assessment of the proposed communal 
and private open spaces.  

PO4 
‘Developments involving more than 20 dwellings provide sufficient communal open space to: 

1. create usable, flexible spaces suitable for a range of activities; and 

2. provide facilities including seating, landscaping and shade.’ 

PO5 
‘Development provides private open space that is: 

1. useable in size and shape to meet the needs of a diversity of potential residents; 

2. functional and easily accessible from living or common areas to promotes outdoor 
 living as an extension of the dwelling; 

3. clearly identified as private open space; and 

4. provides a high level of privacy for residents and neighbours.’ 

A 225m2 area of the ground floor is allocated for communal open space. It is considered the 
proposed communal open space is sufficient for the development as it includes a range of facilities 
available for occupants to use such as a BBQ/alfresco area, resort pool, spa pool, partially covered 
pool deck and powder room. In addition, the dining and entertainment area is an open and flexible 
space suitable for a range of passive activities. It is considered that the proposal complies with 
performance outcome PO4 of the medium density residential zone code. 

In terms of private open space, it is noted that all units above ground level are provided with at 
least 16m2 of private open space with a minimum dimension of 3m. The four top floor (L4) units 
will have private open spaces ranging from 20m2 to 50m2 with a minimum dimension of 3m. The 
private open space of the two ground floor units will range from 46m2 to 78m2 and have a 
minimum dimension of 4m. All units will be provided with private open space that achieves the 
deemed to comply provisions. As such the proposal complies with performance outcome PO5. 

 Onsite parking 

Performance outcome PO8 of the transport, servicing, access and parking code is relevant to the 
assessment of proposed onsite parking: 
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PO8 
‘On-site vehicle parking: 

1. is clearly defined, safe and easily accessible; 

2. accommodates a sufficient number of vehicles, having regard to: 

a. the type and size of development; 

b. expected resident, employee and customer movements; 

c. the location of the use; 

d. the capacity of the existing road network to accommodate on-street 
parking; and 

e. access to public transport; 

3. includes dedicated parking spaces for people with a disability, motor cycles and 
bicycles.’ 

The proposed parking complies with performance outcome PO8 for the following reasons: 

 A minimum of two parking spaces are provided onsite for each residential unit.  

 Four onsite parking spaces (including one disabled parking space) are provided for visitors. On 
street parking is also available along the site frontage.  

 All parking spaces comply with the minimum dimensions required by the Australian Standard 
2890.1 – Parking Facilities.  

 The proposal promotes active modes of transport with the provision of 27 bike parking spaces 
for residents and eight bike racks for visitors to use. 

 Alternative modes of transport such as public transport are available within close proximity. 
The site is within 160m walking distance to the bus stop for bus routes 274 and 258. Route 274 
has 12 return services during the week starting from 6am to 6.15pm while on Saturday there 
are 11 return services. Route 258 provides 15 return services between the Cleveland town 
centre and Toondah Harbour during the week and on Saturdays. 

Stormwater management 

A site based stormwater management plan was submitted by the applicant to address the 
stormwater quality requirements of performance outcomes PO9 and PO10 of the Healthy waters 
code: 

PO9 
‘Development protects and does not adversely impact the environmental values or 
water quality of receiving waterways.’ 

PO10 
‘The entry to and transport of contaminants in stormwater or waste water is avoided.’ 

The proposed treatment measures include two litter baskets and two storm pits (class 2), which 
have been verified through MUSIC modelling to achieve the pollutant reduction targets specified 
in acceptable outcome AO9.1 of the healthy waters code. The conceptual civil drawings submitted 
do not identify the location and type of all proposed treatment measures. It is necessary that this 
information be provided on detailed drawings to be submitted as part of conditioned works 
assessment. To ensure the proposal complies with PO9 and PO10 of the healthy waters code, a 
condition is recommended to ensure detailed stormwater management plans are submitted to 
Council at conditioned works assessment stage.  
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Servicing and manoeuvring areas 

Performance outcomes PO3 and PO20 of the Transport, servicing, access and parking code is 
relevant to the assessment of the proposed servicing and manoeuvring areas: 

PO3 
‘Development maintains or improves the safe and efficient operation of transport networks 
having regard to (amongst other things): 
 

1. the existing or planned function of the roads affected; 

2. available sight distances and the location and design of access points; 

3. accessibility by public transport, pedestrians and cyclists; 

4. the potential for conflict between vehicles, pedestrians and cyclists; 

5. the loss or increase of on-street parking; 

6. the location, construction and maintenance of utility infrastructure; and 

7. the nature and intensity of traffic and parking generated by the 
development.’ 

PO20 
‘Servicing and manoeuvring areas are located and designed to: 
 

1. be clearly defined, safe and easily accessible; 

2. be separated from areas of pedestrian movement within the premises or on 
adjoining premises; 

3. provide for the vehicle dimensions and turning paths for the design vehicles 
expected to access the site; 

4. maintains clear access to waste containers for collection vehicles; 

5. ensures that service vehicles entering a site do not queue across footpaths or 
onto external roads; and 

6. prevents any manoeuvring occurring within the defined queuing area.’ 

 
An updated swept path assessment was provided in support of the proposal to have the refuse 
collection truck reverse into the site with exit in the forward gear.  The applicant’s traffic response 
noted the following:  

 ‘From the traffic report submitted for the Development Application for the adjacent site (CRG, 
24 August 2012), in 2012 the two way peak hour traffic volume on Middle Street in the vicinity 
of the site was some 300 vehicles per hour. This is not a particularly high traffic volume that 
would preclude a vehicle reversing onto the site.  

 The sight lines along Middle Street at the site access are in excess of design requirements.  

 Reversing on to a site maintains good visibility whilst entering, with exit then in a forward gear.  

 The roundabout to the west of the site requires all traffic travelling along Middle Street to slow. 
As such, traffic speeds at the site access are not expected to be particularly high.’ 

The proposal has demonstrated that the proposed service areas comply with performance 
outcomes PO3 and PO20 in terms of traffic generation from the proposed development, service 
areas being clearly defined and separated from pedestrian/vehicle access.  
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However the traffic response has not considered the increase in traffic generation on Middle 
Street from the future Toondah Harbour priority development area and how this would affect the 
ability of refuse trucks to safely reverse onto the site. To ensure compliance with performance 
outcome PO3, it is recommended that a condition be imposed ensuring refuse collection be 
conducted outside of peak hours for traffic between 10am and 3pm.  

Infrastructure Charges 

The proposed development is subject to infrastructure charges in accordance with the Adopted 
Infrastructure Charges Resolution.  The total charge applicable to this development is: 

Total charge: $745,027.90 

This charge has been calculated as follows in accordance with Council’s Adopted Infrastructure 
Charges Resolution. 

Residential Component 

(17 X Multiple Dwelling  - 3 or more bedroom X $30,677.65) $521,520.05 

(13 X Multiple Dwelling - 1 or 2 bedroom X $21,912.55) $284,863.15 

Residential Demand Credit 

(2 X Dwelling House  - 3 or more bedroom(Area A) X $30,677.65) $61,355.30 

 

Total Council Charge  $745,027.90 

Offsets 

There are no offsets that apply under Chapter 4 Part 2 of the Planning Act 2016. 

Refunds 

There are no refunds that apply under Chapter 4 Part 2 of the Planning Act 2016. 

CONCLUSION 

The development application conflicts with overall outcome (a) of the heritage overlay code and 
overall outcome (f) of the medium density residential zone code. On balance, considering the 
relevant matters the proposal is considered to be acceptable for the subject site. Therefore the 
application is recommended for approval subject to conditions. 

STRATEGIC IMPLICATIONS 

Legislative Requirements 

The Development Application has been assessed in accordance with the Planning Act 2016. 

Risk Management 

Standard development application risks apply.  In accordance with the Planning Act 2016 the 
applicant may appeal a condition of approval or a decision to refuse the application. 

Financial 

Should an appeal be filed against the decision of Council, subsequent legal costs will apply. 

People 

There are no implications for staff associated with this report.  
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Environmental 

Environmental impacts are discussed in the ‘Issues’ section of this report where relevant.  

Social 

Social impacts are discussed in the ‘Issues’ section of this report where relevant. 

Human Rights  

There are no known human rights implications associated with this report. 

Alignment with Council’s Policy and Plans 

The assessment and officer’s recommendation align with Council’s policies and plans as described 
within the ‘Issues’ section of this report. 

CONSULTATION 

Consulted 
Consultation 

Date 
Comments/Actions 

Division 2 Councillor 19 April 2021 The application was referred to the divisional Councillor as 
per standard procedure. 

OPTIONS 

Option One 

That Council resolves to issue a development permit for material change of use for a multiple 
dwelling and building work for demolition of a local heritage place (dwelling house), on land 
described as Lot 1 on RP66399 at 217 Middle Street, Cleveland and Lot 2 on RP66399 at 219 
Middle Street, Cleveland, subject to the conditions in Attachment 3.  

Option Two 

That Council resolves to issue a development permit for material change of use for a multiple 
dwelling and building work for demolition of a local heritage place (dwelling house), on land 
described as Lot 1 on RP66399 at 217 Middle Street, Cleveland and Lot 2 on RP66399 at 219 
Middle Street, Cleveland, without conditions or subject to amended conditions (amended 
conditions will need to be established). 

Option Three 

That Council resolves to refuse the application for material change of use for a multiple dwelling 
and building work for demolition of a local heritage place (dwelling house), on land described as 
Lot 1 on RP66399 at 217 Middle Street, Cleveland and Lot 2 on RP66399 at 219 Middle Street, 
Cleveland (grounds of refusal will need to be established).  

OFFICER’S RECOMMENDATION 

That Council resolves to issue a development permit for material change of use for a multiple 
dwelling and building work for demolition of a local heritage place (dwelling house), on land 
described as Lot 1 on RP66399 at 217 Middle Street, Cleveland and Lot 2 on RP66399 at 219 
Middle Street, Cleveland, subject to the conditions in Attachment 3.  
 

https://edrms-prd.rccprd.redland.qld.gov.au/id:A5970401
https://edrms-prd.rccprd.redland.qld.gov.au/id:A5970401
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14.3 DRAFT MINJERRIBAH (NORTH STRADBROKE ISLAND) PUBLIC TRANSPORT STRATEGY - 
SUBMISSION 

 

This report is being finalised. 
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14.4 ANIMAL MANAGEMENT SYSTEMATIC INSPECTION PROGRAM 

Objective Reference: A5888153 

Authorising Officer: David Jeanes, Acting General Manager Community & Customer Services 

Responsible Officer: Graham Simpson, Group Manager Environment and Regulation  

Report Author: Donna Wilson, Service Manager Compliance Services  

Attachments: Nil 

  
PURPOSE 

To seek approval to conduct systematic inspection programs for unregistered cats throughout 
Redland City, under the Local Government Act 2009 and unregistered dogs throughout Redland 
City under the Animal Management (Cats and Dogs) Act 2008. 

BACKGROUND 

The Animal Management (Cats and Dogs) Act 2008 places a mandatory requirement throughout 
Queensland for all dogs over the age of 12 weeks to be registered with the local authority in which 
the dog/s reside.  

Redland City Council resolved to retain cat registration at its meeting of 9 October 2013.  
Registration of cats is a local law requirement under Part 6 – Registration of Cats of Local Law No.2 
(Animal Management) 2015. 

On 18 November 2020, Council resolved to commence the systematic inspection program for the 
period 6 January 2021 to 31 December 2021 inclusive. For the period 6 January 2021 to 30 
September 2021, 14,031 properties have been visited and 2,278 unregistered animals have been 
detected. 

In order to determine the accuracy of records, obtain new registrations for unregistered animals 
and follow up on overdue registrations, it is necessary for Council’s Animal Management Team to 
carry out a Systematic Inspection Program (SIP) which covers all premises within Redland City for 
the period 3 January 2022 to 31 December 2022 inclusive.  

ISSUES 

1. Systematic Inspection Program for unregistered cats 

The provisions for cats contained within the Local Government Act 2009 provide for a maximum 
approved inspection period of three (3) months per inspection program. The Systematic 
Inspection Program for unregistered cats will be undertaken in four (4) programs to enable the 
program to be active throughout Redland City during 2022. 

Program 1 is proposed to commence on 3 January 2022 and will operate for a period of three (3) 
months until 1 April 2022.   

Program 2 is proposed to commence on 4 April 2022 and will operate for a period of three (3) 
months until 1 July 2022. 

Program 3 is proposed to commence on 4 July 2022 and will operate for a period of three (3) 
months until 30 September 2022. 
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Program 4 is proposed to commence on 3 October 2022 and will operate for a period of three (3) 
months until 31 December 2022. 

2. Systematic Inspection Program for unregistered dogs 

The provisions for dogs contained within the Animal Management (Cats and Dogs) Act 2008 
provide for a maximum approved inspection period of six (6) months. The Systematic Inspection 
Program for unregistered dogs will be undertaken in two (2) programs to enable the program to 
be active throughout Redland City during 2022. 

Program 1 is proposed to commence on 3 January 2022 and will operate for a period of six (6) 
months until 1 July 2022.   

Program 2 is proposed to commence on 4 July 2022 and will operate for a period of six (6) months 
until 31 December 2022. 

The purpose of the SIP is to verify the accuracy of Council’s animal registration records including 
obtaining new registrations of animals not yet registered and obtain re-registration for out-of-date 
animal registrations. Penalty infringement notices may be issued in instances where pet owners 
have failed to either register or renew their animal’s registration.   

The program will allow authorised officers to gain access to the front door of the dwelling, and to 
all business premises by way of normal public access. Officers will be directed not to access other 
parts of a property unless with the consent of the property owner. 

The program will be conducted between 8am and 5pm, Monday to Friday (except public holidays) 
within the approved period(s). 

Copies of the program providing details of the SIP will be made available at Council’s Customer 
Contact Centres and can be viewed on Council’s website.  Members of the public can obtain a 
copy of the program at no charge. 

Education  

The SIP for both unregistered cats and unregistered dogs will be advertised in the local paper at 
least 14 days, but not more than 28 days prior to commencement of the approved inspection 
programs.  

A communication plan leading up to, and during the program will be implemented to assist in 
educating animal owners on the requirements of animal registration, the benefits and provide an 
overview of how animal registration fees are used across the city. The SIP also provides an 
opportunity to provide a range of domestic animal educational material to residents that may 
have city-wide or local importance, including the importance of controls such as enclosures and 
dog leads in public to reduce incidents of attacks on people, wildlife and other pets. 

STRATEGIC IMPLICATIONS 

Legislative Requirements 

Undertaking the SIP for unregistered cats is in accordance with the provision of sections 133 and 
134 of the Local Government Act 2009. 

Undertaking the SIP for unregistered dogs is in accordance with the provision of sections 113, 114 
and 115 of the Animal Management (Cats and Dogs) Act 2008. 
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Risk Management 

The SIP assists with regulating and managing the keeping of animals by minimising the risk to 
community health, safety and amenity. 

Financial 

The purpose of the SIP is to verify Council’s animal registration records, obtain new registrations, 
obtain payment for out of date animal registrations and, where necessary, to issue penalty 
infringement notices to dog and cat owners who fail to renew their animal’s registration.  It is 
expected that this will assist Council collecting revenue to offset costs of operating its animal 
management responsibilities. The SIP activity will be undertaken within existing operational 
budget. 

People 

There are no identified implications for Council staff as existing staff from the Environment and 
Regulation Group will be utilised to undertake these programs. 

Environmental 

The SIP is in accordance with the Animal Management (Cats and Dogs) Act 2008 and Council’s 
Local Law No. 2 (Animal Management) 2015 to regulate and manage the keeping of animals to 
reduce environmental nuisance. 

Social 

The SIP is in accordance with the Animal Management (Cats and Dogs) Act 2008 and Council’s 
Local Law No. 2 (Animal Management) 2015 to regulate and manage the keeping of animals by 
supporting animal owners to keep their animals in a manner that is consistent with the 
expectations of the community, including public safety. 

Human Rights  

There are no known relevant human rights matters associated with this report. 

Alignment with Council's Policy and Plans 

Along with legislative compliance, the SIP aligns with Goal 2.1 Strong Communities of the 
Corporate Plan Our Future Redlands – A Corporate Plan to 2026 and Beyond being: 

Enhance the health, safety and wellbeing of our community through the delivery of inclusive and 
responsive services focused on preserving and improving our naturally wonderful lifestyle by 
leveraging partnerships, networks, facilities and infrastructure. 

To achieve this objective, Council is committed to encouraging responsible dog and cat ownership 
through the enforcement of the provisions of Local Law No. 2 (Animal Management) 2015, and 
the Animal Management (Cats and Dogs) Act 2008. 

CONSULTATION 

Consulted 
Consultation 

Date 
Comments/Actions 

Financial Business Partnering - 
Management Accountant 

12 October 2021 Informed of report content and reviewed report 
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OPTIONS 

Option One 

That Council resolves as follows: 

1. That pursuant to sections 133 and 134 of the Local Government Act 2009, Council resolves to 
approve four (4) systematic inspection programs for unregistered cats to inspect all premises, 
including residential and business premises, within the Local Government area for the periods 
3 January 2022 to 1 April 2022 (Program 1), 4 April 2022 to 1 July 2022 (Program 2), 4 July 2022 
to 30 September 2022 (Program 3) and 3 October 2022 to 31 December 2022 (Program 4), 
inclusive. 

2. That pursuant to sections 113, 114 and 115 of the Animal Management (Cats and Dogs) Act 
2008, Council resolves to approve the systematic inspection program for unregistered dogs to 
inspect all premises, including residential and business premises, within the Local Government 
area for the periods 3 January 2022 to 1 July 2022 (Program 1) and 4 July 2022 to 31 December 
2022 (Program 2), inclusive. 

Option Two 

That Council resolves to act only on complaints received. 

OFFICER’S RECOMMENDATION 

That Council resolve as follows: 

1. That pursuant to sections 133 and 134 of the Local Government Act 2009, Council resolves to 
approve four (4) systematic inspection programs for unregistered cats to inspect all 
premises, including residential and business premises, within the Local Government area for 
the periods 3 January 2022 to 1 April 2022 (Program 1), 4 April 2022 to 1 July 2022 (Program 
2), 4 July 2022 to 30 September 2022 (Program 3) and 3 October 2022 to 31 December 2022 
(Program 4), inclusive. 

2. That pursuant to sections 113, 114 and 115 of the Animal Management (Cats and Dogs) Act 
2008, Council resolves to approve the systematic inspection program for unregistered dogs 
to inspect all premises, including residential and business premises, within the Local 
Government area for the periods 3 January 2022 to 1 July 2022 (Program 1) and 4 July 2022 
to 31 December 2022 (Program 2), inclusive. 
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15 REPORTS FROM INFRASTRUCTURE & OPERATIONS 

15.1 AMENDMENT TO APPROVED REGISTER OF FEES REQUESTED BY CITY WATER 

Objective Reference: A5580900 

Authorising Officer: Dr Nicole Davis, General Manager Infrastructure & Operations 

Responsible Officer: Richard Mann, Group Manager City Water  

Report Author: Ann Marshall, Contracts Officer  

Attachments: 1. City Water - Proposed New Fees (Amendments to 2021-2022 
Register of Fees) ⇩   

  

PURPOSE 

To approve an amendment to the 2021-2022 Register of Fees to include new cost recovery fees.  

BACKGROUND 

Damage to the City’s residential water services/water meters, costs approximately $150k per 
annum. These costs should be fully recovered using the cost recovery principles of Council. For 
example, in June 2021, City Water replaced five stolen meters and repaired/replaced 17 damaged 
residential services/meters at a total approximate cost of $12k for the month. 

Section 40 of the Water Supply (Safety and Reliability) Act 2008 enables the reasonable cost of 
repairing damage to infrastructure to be recovered, whilst section 21.4.3 of the South East 
Queensland Customer Water and Wastewater Code states that if a customer damages the water 
meter, Council is able to recover the reasonable cost of repairing the damage from the customer.  

Therefore, City Water carried out a review of the proposed fees in April 2021, and undertook a 
benchmark comparison of surrounding Council water businesses and Water Entities. This 
comparison included Logan City Council, Gold Coast City Council, Urban Utilities and Unitywater. It 
was identified that these entities already apply equivalent cost recovery fees to those proposed in 
this report.  

In addition, the adoption of nine new fees will enable full cost recovery, support a user pays 
principle, and will assist Council in delivering a more equitable service.  

ISSUES 

At present, costs of quoted private works and damage to Council’s water infrastructure are 
absorbed by City Water.  This is not consistent with the principles of transparency, user pays and 
full cost recovery.   

Both the Water Supply (Safety and Reliability) Act 2008 and the South East Queensland Customer 
Water and Wastewater Code have provision and processes for cost recovery, and enable Council 
to charge for damage to the water infrastructure.  The recently adopted Redland City Council 
Water and Wastewater Customer Commitment Charter specifies that Council may recover the 
amount of the loss or the reasonable cost of repairing damage to Council’s infrastructure from the 
owner of the property. This includes water meters. The recovery costs associated with damage to 
residential water meters/services is estimated to impact less than 0.5% of residential customers 
annually.   This approach is aligned and benchmarked against other Council owned commercial 
water businesses. 
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The proposed three fee amendments and nine new fees for City Water Network Operations are 
detailed in attachment 1.  This attachment shows the format that fees will be displayed in the 
updated 2021-2022 Register of Fees. 

New Fees 

Currently City Water undertakes all works on the ‘live’ water supply and sewerage systems to 
ensure customers and infrastructure are protected, and to meet the legislative requirements.  In 
these instances, a fee is paid on the initial application for the works, to cover the administrative 
costs for processing a standard application. However, often, an applicant requests changes to 
scope, and City Water is obligated to undertake this rework, over and above the requirements of a 
standard application process.  

Nine new fees are proposed for a range of activities and applications as detailed in attachment 1.  

In Council’s 2021-2022 Register of Fees, fees for City Water are split into three categories: Water 
Supply, Alterations Water and Wastewater.  We are requesting to add two additional fees for each 
of these categories (six fees in total) to recover costs incurred by Council where the applicant 
amends or cancels their application: 

1. Requests for Amended Quotes  
2. Cancellation of Applications (where a refund is required) 

Further detail on the new proposed fees is detailed below: 

Requests for Amended Quotes: 

An additional or amended quote request is required due to the applicant not correctly specifying 
the required works on their application form or changing the scope of works. Examples of typical 
quote amendments include: 

 When asking Council to undertake works on Council’s infrastructure, an applicant requests a 
quote for a scope of work. Council charges for this initial quotation based on a cost recovery 
basis, including charging for installation of pipework and time for undertaking the live 
connection.  However, once the quotation is received, if an applicant changes their 
requirements, there is no ability to recover the administrative costs of any changes to the 
scope and the preparation of a new quote. 

 Another example is when an applicant requested multiple quotes from Council for a live 
connection/pipe installation. After three quotes, Council declined to provide additional 
quotations for the pipe installation, and advised the customer to engage a private contractor 
to undertake the pipe installation (Council is only required to undertake the live connection). 
The private contractor’s quotes was much higher than Councils and consequently the applicant 
engaged Council to undertake both the live connection and the installation of necessary 
pipework to the site. The administrative costs of the multiple re-quotes are not currently 
recoverable.  

Cancellation of Applications - refund required: 

Situations where an applicant requires a refund of an application typically arises from the 
following two scenarios: 

 An applicant may have changed circumstances impacting the design or project requirements 

 Funding for a project may become unavailable and the project cannot progress as initially 
planned. 
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The above scenarios are not within Council’s control and often City Water has organised 
schedules, permits and materials on payment of quote fee. There are impacts both in time and 
financially for the purchase of materials when a cancellation occurs. The proposed fee will recover 
the cost for work already completed and for administrative costs of cancelling the application and 
processing a refund. 

The remaining three new fees are related to costs incurred by City Water in a new fee category. 

Repair of City Water Infrastructure  

Section 40 of the Water Supply (Safety and Reliability) Act 2008 enables the reasonable cost of 
repairing damage to infrastructure to be recovered, whilst section 21.4.3 of the South East 
Queensland Customer Water and Wastewater Code states that if a customer damages the water 
meter that Council can recover the reasonable cost of repairing the damage from the customer.  

Benchmarking of surrounding Council owned commercialised water businesses has demonstrated 
that it is usual and reasonable to expect the customer/land owner to be responsible for damage to 
the water meter.  It is reasonable that damage to a water meter is the responsibility of the owner 
of the land as the water meters are located on the owner’s land.  This responsibility is now clear 
under the updated Redland City Council Water and Waste Water Customer Commitment 
Statement.  Under full cost recovery principles, and transparency, it is also reasonable that if the 
water meter is damaged then the cost of repair is recovered.  

The proposed new fees relate to third party damage/vandalism to City Water Assets: 

 Replacement of stolen water meter (residential) 

 Repairs to standard 20mm water service/meter caused by third party – Business Hours 

 Repairs to standard 20mm water service/meter caused by third party – After Hours 

Fee amendments 

Three fee amendments are to round current fees to whole dollar amounts (Attachment 1). The 
minor rounding of fee amounts aims to improve the customer experience while streamlining the 
administration and processing. The details of the amendments are: 

 New Wastewater connection quotation fee was $94.05 and is now $94.00 

 New Non Standard Water Service quotation fee was $94.05 and is now $94.00 

 Relocation residential water service – Raise/Lower fee was $299.15 and is now $300.00. 

The 2021-2022 Register of Fees will need to be amended to provision for the new fees and, 
therefore, it is a prudent time to concurrently make minor adjustments these existing fees in order 
to simplify processing the charges. 

STRATEGIC IMPLICATIONS 

Legislative Requirements 

Section 98 of the Local Government Act 2009 requires a local government to keep a register of 
cost recovery fees.   

Section 40 of the Water Supply (Safety and Reliability) Act 2008 enables the reasonable cost of 
repairing damage to infrastructure to be recovered, whilst section 21.4.3 of the South East 
Queensland Customer Water and Wastewater Code states that if a customer damages the water 
meter that Council is able to recover the reasonable cost of repairing the damage from the 
customer.  
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Risk Management 

As part of the fee review, City Water benchmarked fees of the surrounding Council water 
businesses and Water Entities to ensure Council’s fees are comparable for the relevant services. 

Financial 

It is estimated that City Water’s fee revenue could increase by approximately $100k to $150k per 
annum with the introduction of the new fees underpinned by the principles in Council’s 2021-2022 
Revenue Policy.  Revenue will be dependent on the amount of rectification works and quotations 
undertaken. 

The costs of these proposed fees are already being incurred within City Water.  Introduction of 
these new fees will allow the commercialised business to undertake transparent and full cost 
recovery principles.   

A cost recovery process will need to be created to allow for invoices to be issued in instances 
where third party damage to City Water infrastructure has been identified, resulting in 
repairs/replacements being made.  Unpaid invoices will be added to quarterly rates notices, 
similar to other unpaid Council fees. 

People 

It is believed that the additional fees for amended quotes will reduce the number of such requests 
received and reduce rework.   

The costs for third party damage will result initially in an increase in administrative work due to 
the need to raise and issue invoices for each incident and the follow-up for unpaid invoices and 
debt recovery. It is anticipated that over the long term, as awareness of the consequences 
develops, the amount of damaged infrastructure will decrease. 

Environmental 

There are no specific environmental implications associated with this report. 

Social 

It is acknowledged that there may be some minor social impact with the introduction of third 
party damages recovery.  However recouping these costs aligns to transparent and cost recovery 
principles and brings us in line with surrounding Councils and Water Entities who currently recover 
these costs, and aligns to the principles in Council’s 2021-2022 Revenue Policy.   

Human Rights  

No anticipated conflict human rights legislation is anticipated with this report. 

Alignment with Council's Policy and Plans 

The proposed fees align with FIN-017-P Revenue Policy and FIN-017-002-G Register of Fees.  
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CONSULTATION 

Consulted Consultation Date Comments/Actions 

Application Management Team 
leader 

10 September 2021 Provided feedback on development of a Cost of 
Recovery Process  

Service Manager, Financial 
Operations 

01 September 2021 Provided feedback on adding these fees onto rates 
notices 

Councillor workshop 11 July 2021 Presentation of initiatives 

Business Transformation  14 July 2020 
27 July 2020 

Identification of potential savings or income 
streams for Council 

OPTIONS 

Option One 

That Council resolves to adopt the proposed fee amendments and new fees as detailed in 
Attachment 1 and to approve the amendment to the 2021-2022 Register of Fees. 

Option Two 

That Council resolves to not adopt the proposed fee amendments or any of the proposed new 
fees. 

OFFICER’S RECOMMENDATION 

That Council resolves to adopt the proposed fee amendments and new fees as detailed in 
Attachment 1 and to approve the amendment to the 2021-2022 Register of Fees. 
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15.2 NEW TRUSTEE LEASE - STRADBROKE EARLY LEARNING ASSOCIATION INCORPORATED 

Objective Reference: A5448099 

Authorising Officer: Dr Nicole Davis, General Manager Infrastructure & Operations 

Responsible Officer: Sherry Clarke, Group Manager City Operations  

Report Author: Kate Mullens, Principal Adviser City Sports and Venues 
Katie Woodrow, Acting Senior Leasing Officer  

Attachments: 1. Concept Plan ⇩  
2. Draft Land Management Plan ⇩  
3. Site Plan ⇩   

  
PURPOSE 

To approve a trustee lease to Stradbroke Early Learning Association Incorporated over part of 
Junner Street South Park, Dunwich, North Stradbroke Island. 

BACKGROUND 

Stradbroke Early Learning Association Incorporated (SELAI) is the only centre-run child care facility 
on North Stradbroke Island, providing quality care and education for pre-school aged children. 
Since establishment in 2000 the centre has grown considerably, adding additional classrooms and 
capacity.  

SELAI has requested a lease from Council to occupy 450sqm of Lot 3 CP865498, described as 
Junner Street South Park Dunwich, for the purpose of establishing a nature play area and cultural 
community garden. A concept plan for the proposed lease area is outlined in Attachment 1.  

The land is a state reserve, held by Council as trustee. Use of the reserve is primarily open space 
for environmental purposes and protection of local heritage values.  

The group currently lease the adjacent land (Lot 6 CP865498) from the State of Queensland, on 
which the child care centre is located. The location of the proposed nature play area and cultural 
community garden will adjoin the existing child care centre and enable easy access by the children 
and carers. Broader community participation will also be invited by planned programs outside of 
child care centre hours.  

Community need for the nature play area and cultural community garden was recognised by SELAI 
through surveys to parents. This identified significant community support for the proposal as a 
means to increase access to nature for children and for broader learning activities.  

Council Officers support issuing a trustee lease to SELAI for a 10 year term. This aligns with the 
Community Leasing Policy and Council’s vision for enriching community lifestyle by preserving 
community assets and achieving maximum benefit from its community property portfolio. 

ISSUES 

The proposed use has been assessed against relevant provisions and consultation with both the 
community and council stakeholders. Concerns raised will be conditioned within the trustee lease.  

Community consultation 

Community consultation generated 88 submissions. Overall the proposal is highly supported with 
90.9% in favour.  
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The supportive submitters indicated that the proposal would create space for nature play learning 
and provide educational benefits for children as well as broader community involvement. 

The eight objections involved neighbour concerns regarding loss of rear pedestrian (only) access to 
the park. It is not Council policy or responsibility to accommodate rear access from private 
property to parks or open space areas due to public safety and infrastructure management 
considerations. Pedestrian access to the park remains available to these neighbours along the 
street, and provides relatively close access to the park.  

Lease conditions will require a vegetated buffer between the land and adjoining neighbours to 
minimise impacts. The purpose of the vegetated buffer is to provide visual and physical separation 
between the nature play area and adjoining neighbouring properties. This will contribute to 
managing considerations and perceptions of the nature play area, such as time of use, activities 
and noise.  These issues will also be managed via the communications with the neighbours prior to 
the execution of the lease. 

Public access 

The proposed use includes inviting community access and participation via planned programs in 
collaboration with SELAI. The association is required to display public accessible hours on fence 
signage, a requirement which is supported by the Department of Resources (DoR). 

Compliance with the Land Act 1994 and Queensland Government’s Operational Policy 

The DoR confirmed its preference for Council to enter into a trustee lease over the required area, 
noting the use is consistent with the primary purpose of the reserve.  

The public access components of DoR’s Operational Policy have been satisfied and the proposed 
fencing is permitted, with the provision that signage advertising public opening hours is installed 
and conditioned within the trustee lease.  

Whilst it is acknowledged the proposed use is consistent with the purpose of the reserve, a basic 
Land Management Plan (LMP) has been requested by DoR in order to meet the requirements of 
the Land Act 1994 and DoR’s Operational Policy. The purpose of the LMP is to provide information 
required to support use of the trust land.  

The Draft LMP for Lot 3 CP865498 is attached (Attachment 2). It details the proposed use, 
proposed trustee lease and stakeholder consultation. Council’s endorsement is requested through 
resolution, prior to submitting to DoR for approval. 

State heritage 

The Department of Environment and Science requested Council notify SELAI of provisions within 
the Queensland Heritage Act 1992 that protect discoveries of important non-aboriginal 
archaeological artefacts from disturbance. Assessment of the proposed lease area found a 
reasonably high chance that ground disturbance may reveal artefacts of this nature. The group has 
been advised of the provisions. 

Native Title/Aboriginal Cultural Heritage 

Quandamooka Yoolooburrabee Aboriginal Corporation (QYAC) approved the proposed use and 
noted no known impact to Aboriginal Cultural Heritage, subject to the site attendance of a Cultural 
Heritage Services Monitor during all activities likely to cause ground disturbance. The lessee will 
bear the costs incurred for an Aboriginal Cultural Heritage Officer, and other requirements and 
provisions of the Aboriginal Cultural Heritage Act 2003.  
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QYAC confirmed there is no current issue in regards to Native Title however, should the 
tenure/use change in the future, further consultation is required in accordance with the Redland 
City Council Indigenous Land Use Agreement (ILUA).  

North Stradbroke Island Museum on Minjerribah representatives completed a site inspection of 
the proposed lease area and confirmed the proposed use is consistent with the heritage values 
and would preserve them. The Museum is supportive of the project. 

Local Heritage 

The reserve is local heritage registered for building foundations, trees and other structures. Advice 
from Council’s Planning Assessment Team confirmed the proposed use does not trigger Heritage 
Overlays and consequently, no planning approval is required. 

Gumpi (Dunwich) Draft Master Plan 

The Department of State Development, Infrastructure, Local Government and Planning have 
prepared the Gumpi (Dunwich) draft master plan.  

Council’s Strategic Planning Unit advised the draft master plan is yet to be finalised however, 
material made available to Council does not propose any changes to the subject site. It was noted 
there is no requirement to delay a Council decision on this proposal pending completion of the 
draft master plan.  

STRATEGIC IMPLICATIONS 

Legislative Requirements 

The Local Government Regulation 2012 (the Regulation) s.236(1)(b)(ii) requires that Council agree 
by resolution that it is appropriate to dispose of an interest in land to a community organisation, 
other than by tender or auction.  

SELAI meets the Regulation’s definition of a community organisation, as it is an entity that carries 
on activities for a public purpose and whose primary object is not directed at making a profit.  

Council is permitted to resolve to issue SELAI a lease under s.236(1)(b)(ii). 

Risk Management 

The lease requires SELAI to maintain public liability insurance for an amount of not less than $20 
million. Responsibility for building insurance of lessee owned fixtures also resides with the group. 

Prior to developing the proposed area, SELAI is required to present a detailed project plan to 
Council including a management plan and staged program of works. The information will be 
assessed by Council Officers before consent to proceed is granted.  

Financial 

Consent to proceed with the proposed building works is required from Council, as the land owner, 
prior to commencement. Before granting consent, Council officers will require robust costings, 
quotations and evidence of SELAI successful acquisition of grant funding to ensure project costs 
can be sufficiently covered by the lessee.  

The lessee bears all costs associated with the preparation and registration of the lease. The lessee 
will also bear the cost of water usage, and both building and public liability insurance. 
Maintenance of the lease/licence area is a shared responsibility between Council and the Lessee in 
accordance with the relevant terms in the tenure.  
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The lessee will bear the costs incurred for cultural heritage monitoring and management, including 
an Aboriginal Cultural Heritage Officer, if required. A sustainability check conducted in October 
2020 confirmed SELAI is financially sound. 

People 

This recommendation does not have Council staff implications. 

Environmental 

In assessing the proposal, Council’s Environmental Education and Parks and Conservation teams 
were consulted. Whilst both teams are supportive of the use, the below environmental concerns 
were raised which will be conditioned within the trustee lease. 

 Biosecurity – Restricted/prohibited matters, weeds of national significance and environmental 
weeds must not be planted. Planting of native vegetation, vegetables and herbs is permitted.  

 Fauna – Nesting Curlews were observed on the subject site, works must not occur until the 
Curlews have vacated the direct area.  

 Existing trees – Impact to existing trees is not permitted. This includes removal of limbs, unless 
a potential safety risk is identified.  

 Fencing – Proposed fencing must be designed to allow for koala movement.  

 Soil – Soil or mulch introduced to the area must be free of weeds and fire ants.  

Social 

SELAI has provided care and education for pre-school aged children of North Stradbroke Island 
since 2000. Providing tenure to facilitate the proposed nature play and cultural community garden 
supports both physical and social benefits, by increasing access to nature for children and enabling 
broader learning activities.  

Human Rights  

The recommended land disposal advances the purpose of s.36(1) of the Human Rights Act 2019 by 
supporting and enhancing the right to education for children.  

Alignment with Council's Policy and Plans 

CDV-001-P Community Leasing Policy supports leases to not-for-profit community organisations. 

Our Future Redlands – A Corporate Plan to 2026 and Beyond is supported by this proposal, 
particularly:  

GOAL 2. Strong Communities 

2.1 Enhance the health, safety and wellbeing of our community through the delivery of inclusive 
and responsive services focused on preserving and improving our naturally wonderful lifestyle by 
leveraging partnerships, networks, facilities and infrastructure.  

2.4 Enhance community inclusion where people of all locations, ages, abilities and cultures can 
participate and have access to the necessary services and facilities.  

GOAL 5. Liveable Neighbourhoods  

5.1 Enhance the unique character and liveability of our city for its communities through co-
ordinated planning, place making, and management of community assets. 
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CONSULTATION 

Consulted Consultation Date Comments/Actions 

Service Manager, City Sport 
and Venues 

26 October 2021 Report reviewed and trustee lease supported. 

Strategic Adviser of Social 
Planning, Community and 
Economic Development 

8 July 2021 Report reviewed and supported. 

Senior Adviser Civic and Open 
Space Planning and Policy 

24 March 2021 Reviewed and provided support of Draft Land Management 
Plan. 

Councillor, Division 2 26 October 2021 
15 October 2020 

14 May 2020  
6 March 2020  

Advised of proposal and expressed support for the project. 
Updated prior to community consultation. Advised of 
consultation outcomes. Advised of report 
recommendations. 

Community Development 
Officer, Community and 
Customer Services 

Ongoing Coordinated assessment of proposed use, stakeholder and 
community consultation. Client liaison for SELAI. Completed 
site inspection. Prepared Draft Land Management Plan. 

Department of Resources 
(DoR) 

12 November 2020 
30 October 2019 

 

Consulted by email. Comments raised are noted in the 
issues section of this report.  

Service Manager, Business 
Partnering Unit 

29 October 2020 Assessed SELAI’s financial sustainability. 

Service Manager, Legal 
Services 

28 October 2020 No objection to proposed trustee lease. Requested 
inclusion of signage advertising public open hours. 

Minjerribah Moorgumpin 
Elders in Council Aboriginal 
Corporation 

11 June 2020 Consulted by email. No feedback or concerns raised. 

Department of Environment 
and Science 

13 May 2020 Consulted by email. Comments raised are noted in the 
issues section of this report.  

Quandamooka 
Yoolooburrabee Aboriginal 
Corporation (QYAC) 

6 May 2020 Consulted by email. Comments raised are noted in the 
issues section of this report. 

North Stradbroke Island 
Museum on Minjerribah 

5 May 2020 Consulted by email. Comments raised are noted in the 
issues section of this report. 

Planning Liaison Officer, City 
Planning and Assessment 

24 April 2020 Confirmed proposed use does not trigger planning 
approval. 
 

Senior Adviser  Open Space 
Strategy, Civic & Open Space 
Asset Management  

19 March 2020 Completed site inspection and provided support of 
proposed use. 

Senior Adviser, Environment, 
Community and Customer 
Services 

16 March 2020 Comments raised are noted in the environmental section of 
this report. 

Design Lead, Landscape 
Architecture, Design and 
Technical Services 

12 March 2020 Consulted by email. Comments raised are noted in the 
issues section of this report. 

Indigenous Partnerships and 
Programs Coordinator 

11 March 2020 Advised of proposal and consultation with QYAC. 

Senior Island Coordinator, 
North Stradbroke Island. 

10 March 2020 Parks and Conservation comments raised are noted in the 
environmental section of this report.  

Principal Strategic Planner, 
Strategic Planning Unit 

9 March 2020 Consulted by email. Comments raised are noted in the 
issues section of this report. 
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OPTIONS 

Option One 

That Council resolves as follows: 

1. To approve and discharge, as Trustee, a new lease to Stradbroke Early Learning Association 
Incorporated over part of Lot 3 CP865498 situated at Junner Street South Park, Dunwich, 
North Stradbroke Island, as shown on Attachment 3, with a lease term of 10 years. 

2. To endorse the Draft Land Management Plan for Lot 3 CP865498 at Attachment 2. 

3. To agree in accordance with s.236(2) of the Local Government Regulation 2012 that 
s.236(1)(b)(ii) of the Local Government Regulation 2012 applies allowing the proposed lease to 
a community organisation, other than by tender or auction. 

4. To authorise the Chief Executive Officer to execute all documents in regard to this matter.  

Option Two 

That Council does not approve a new trustee lease to Stradbroke Early Learning Association 
Incorporated, and investigates alternative arrangements. 

OFFICER’S RECOMMENDATION 

That Council resolves as follows: 

1. To approve and discharge, as Trustee, a new lease to Stradbroke Early Learning Association 
Incorporated over part of Lot 3 CP865498 situated at Junner Street South Park, Dunwich, 
North Stradbroke Island, as shown on Attachment 3, with a lease term of 10 years. 

2. To endorse the Draft Land Management Plan for Lot 3 CP865498 at Attachment 2. 

3. To agree in accordance with s.236(2) of the Local Government Regulation 2012 that 
s.236(1)(b)(ii) of the Local Government Regulation 2012 applies allowing the proposed lease 
to a community organisation, other than by tender or auction. 

4. To authorise the Chief Executive Officer to execute all documents in regard to this matter.  
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15.3 LEASE RENEWAL - NORTH STRADBROKE ISLAND RUGBY LEAGUE AND ALL SPORTS CLUB 
INCORPORATED 

Objective Reference: A5436538 

Authorising Officer: Dr Nicole Davis, General Manager Infrastructure & Operations 

Responsible Officer: Sherry Clarke, Group Manager City Operations  

Report Author: Kate Mullens, Principal Adviser City Sports and Venues 
Katie Woodrow, Acting Senior Leasing Officer  

Attachments: 1. North Stradbroke Island Rugby League and All Sports Club - 
Registered Survey Plan ⇩   

  
PURPOSE 

To approve a lease renewal for North Stradbroke Island Rugby League and All Sports Club 
Incorporated (Straddie Sharks) on Ballow Road, Dunwich, North Stradbroke Island. 

BACKGROUND 

Straddie Sharks was granted an original trustee lease in 1991 as North Stradbroke Island All Sports 
and Social Association Inc. before amalgamating in 1994 with the North Stradbroke Island Rugby 
League Football Club Inc. The amalgamated club became North Stradbroke Island Rugby League 
and All Sports Club Incorporated. 

Straddie Sharks lease area covers the club house building, oval and tennis courts on Lot 1 CP 
D90414 and part Lot 12 CP 865858, described as 2 Ballow Road, Dunwich, North Stradbroke Island. 
The land tenure is State Reserve with Council as Trustee. 

A review of Council’s overall community leasing process, has identified 10 year renewal periods 
ensure a standardised and consistent approach across all community leased groups. The review of 
community leasing, currently in progress, will include a benchmarking process with other agencies. 
The 10 year lease period will permit more oversight by Council of the strategic use of its assets. 
This aligns with the Community Leasing Policy and Council’s vision for enriching community 
lifestyle by preserving community assets and achieving maximum benefit from its community 
property portfolio. 

ISSUES 

Straddie Sharks has a gaming licence with 14 gaming machines, and all revenue is reinvested into 
the club. In recent years, approximately $300k has been reinvested into the premises for 
extensions and renovations. Council has also invested approximately $30k during financial year 
2019/2020 for the installation of a fire hydrant to assist the Straddie Sharks improve building 
compliance considerations.  

In January 2019, Redlands RSL and Stradbroke RSL expressed an interest in entering into 
discussions regarding a merger agreement. However, a new Straddie Sharks committee rejected 
the RSL proposal, and a lease renewal was requested from Council.  

The lease area is located within the extent of the Gumpi (Dunwich) Draft Master Plan. Council’s 
Strategic Planning Unit advised the draft plan is yet to be finalised, however, materials made 
available to Council do not propose any changes to the subject site. It was noted there is no 
requirement to delay a Council decision on this proposal pending completion of the Master Plan.  
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STRATEGIC IMPLICATIONS 

Legislative Requirements 

The Local Government Regulation 2012 (the Regulation) s.236(1)(b)(ii) requires that Council agree 
by resolution that it is appropriate to dispose of an interest in land to a community organisation, 
other than by tender or auction.  

Straddie Sharks meets the Regulation’s definition of a community organisation, as it is an entity 
that carries on activities for a public purpose and whose primary object is not directed at making a 
profit.  

Council is permitted to resolve to issue Straddie Sharks a lease under s.236(1)(b)(ii). 

Risk Management 

All new leases require the lessee to maintain full building and public liability insurance. 

Council’s Facility Services Unit conducts regular inspections to ensure legislative compliance 
regarding occupant safety and building condition. 

A building inspection was completed in February 2018 and a Final Certificate was issued in 
December 2020 confirming the building is now compliant. 

Financial 

The lessee holds a Community Club Licence and bears the costs associated with Rates and Utility. 
In addition, the lessee bears all costs associated with the preparation and registration of this lease 
as well as maintain full building and public liability insurance. Maintenance of the premises is a 
shared responsibility between Council and the Lessee in accordance with the relevant terms in the 
tenure.  A sustainability check conducted in May 2021 confirmed Straddie Sharks is financially 
sound. 

People 

The only staffing implications for Council are related to the periodic building inspections and 
liaison with Straddie Sharks, if required. 

Environmental 

This recommendation does not have any environmental implications.  

Social 

Straddie Sharks has catered for the youth and general community of North Stradbroke Island for 
the past 35 years. Continuity of tenure provides a physical and social benefit, endorses the 
strategic priority and gives the residents the foundation for a strong future.  

Human Rights  

There are no impacts to Human Rights as a result of this report. 

Alignment with Council's Policy and Plans 

CDV-001-P Community Leasing Policy supports leases to not-for-profit community organisations.  

Our Future Redlands – A Corporate Plan to 2026 and Beyond is supported by this proposal, 
particularly: 
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GOAL 2. Strong Communities 

2.1 Enhance the health, safety and wellbeing of our community through the delivery of inclusive 
and responsive services focused on preserving and improving our naturally wonderful lifestyle by 
leveraging partnerships, networks, facilities and infrastructure.  

2.4 Enhance community inclusion where people of all locations, ages, abilities and cultures can 
participate and have access to the necessary services and facilities. 

And 

GOAL 5. Liveable Neighbourhoods  

5.1 Enhance the unique character and liveability of our city for its communities through co-
ordinated planning, place making, and management of community assets. 

CONSULTATION 

Consulted Consultation Date Comments/Actions 

Straddie Sharks 1 July 2021 
8 December 2020 

Meeting with club to discuss renewal. 
Advised club of support of renewal for 10 year term. 

Councillor,  Division 2  2 June 2021 Notified of impending report for lease renewal. 

Acting Service Manager, 
Facility Services Unit 

18 May 2021 Supportive of new 10 year lease. 

Service Manager, Civic and 
Open Spaces Asset   
Management Unit 

18 May 2021 Supportive of new 10 year lease. 

Service Manager, 
Strengthening Communities  

18 May 2021 Supportive of new 10 year lease. 

Service Manager, Parks and 
Conservation 

18 May 2021 Supportive of new 10 year lease. 

Principal Advisor, Strategic 
Planning Unit 

18 May 2021 Consulted regarding current status of Goompi Master Plan.  

Service Manager, City Sport 
and Venues 

8 December 2020 Meeting with club to discuss renewal. 

OPTIONS 

Option One 

That Council resolves as follows: 

1. To approve and discharge, as Trustee, a new lease to North Stradbroke Island Rugby League 
and All Sports Club Inc. over part Lot 12 CP 865858 and Lot 1 CP D90414 situated at 2 Ballow 
Road, Dunwich, as shown on the attached site plan, with a lease term to 2 June 2031. 

2. To agree in accordance with s.236(2) of the Local Government Regulation 2012 that 
s.236(1)(b)(ii) of the Local Government Regulation 2012 applies allowing the proposed lease to 
a community organisation, other than by tender or auction. 

3. To authorise the Chief Executive Officer to execute all documents in regard to this matter. 

Option Two 

That Council does not approve a new lease to North Stradbroke Island Rugby League and All Sports 
Club Inc. and investigates alternative arrangements. 
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OFFICER’S RECOMMENDATION 

That Council resolves as follows: 

1. To approve and discharge, as Trustee, a new lease to North Stradbroke Island Rugby League 
and All Sports Club Inc. over part Lot 12 CP 865858 and Lot 1 CP D90414 situated at 2 Ballow 
Road, Dunwich, as shown on the attached site plan, with a lease term to 2 June 2031. 

2. To agree in accordance with s.236(2) of the Local Government Regulation 2012 that 
s.236(1)(b)(ii) of the Local Government Regulation 2012 applies allowing the proposed lease 
to a community organisation, other than by tender or auction. 

3. To authorise the Chief Executive Officer to execute all documents in regard to this matter. 
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15.4 LEASE RENEWAL - REDLANDS MODERN COUNTRY MUSIC INC. 

Objective Reference: A5531791 

Authorising Officer: Dr Nicole Davis, General Manager Infrastructure & Operations 

Responsible Officer: Sherry Clarke, Group Manager City Operations  

Report Author: Kate Mullens, Principal Adviser City Sports and Venues 
Katie Woodrow, Acting Senior Leasing Officer  

Attachments: 1. Redlands Modern Country Music Inc - Site Plan ⇩   
  
PURPOSE 

To approve a lease renewal for Redlands Modern Country Music Inc. on Redland Bay Road, 
Thornlands. 

BACKGROUND 

Redlands Modern Country Music Inc. (RMCMI) has operated in Redland City since the mid-1970s. 
Located within a building in the Pinklands Sporting Complex. RMCMI is located on part of Lot 2 SL 
5716, described as 190-262 Redland Bay Road Thornlands. It has previously held a 30 year lease 
over this site between 1 October 1991 and 30 September 2021. An interim Licence to Occupy has 
been initiated until the lease renewal outcome is determined.  

RMCMI engages in regular activities involving both members and non-members. Its annual 
Country Music Festival attracts contestants and visitors from all over South-East Queensland for a 
three-day weekend event. This aligns with the Community Leasing Policy and Council’s vision for 
enriching community lifestyle by preserving community assets and achieving maximum benefit 
from its community property portfolio. 

ISSUES 

A review of Council’s overall community leasing process, has identified 10 year renewal periods 
ensure a standardised and consistent approach across all community leased groups. The review of 
community leasing, currently in progress, will include a benchmarking process with other agencies. 
The 10 year lease period will permit more oversight by Council of the strategic use of its assets. 
This aligns with the Community Leasing Policy and Council’s vision for enriching community 
lifestyle by preserving community assets and achieving maximum benefit from its community 
property portfolio.  

RMCMI had requested a renewal term of 30 years, however have accepted a 10 year lease in line 
with Councils approach. RMCMI has requested an increase to their current lease footprint (current 
footprint outlined in yellow on Attachment 1) to accommodate extensions that have occurred 
outside the lease arrangement and proposed concepts for future development (outlined in green). 
The organisation is aware they are required to submit a project proposal for any future plans for 
Council approval in accordance with the land owners consent process. Council officers support the 
expansion of the lease area. 
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STRATEGIC IMPLICATIONS 

Legislative Requirements 

The Local Government Regulation 2012 (the Regulation) s.236(1)(b)(ii) requires that Council agree 
by resolution that it is appropriate to dispose of an interest in land to a community organisation 
other than by tender or auction. 

RMCMI meets the Regulation definition of a community organisation, as it is an entity that carries 
on activities for a public purpose and whose primary object is not directed at making a profit. 

Council is permitted to resolve to issue RMCMI a lease under s.236(1)(b)(ii). 

Risk Management 

RMCMI is required to maintain full building and public liability insurance. 

Council’s Facilities Services Unit conducts regular inspections to ensure legislative compliance 
regarding occupant safety and building condition. 

A building inspection was completed on 19 March 2021 confirming RMCMI is compliant. 

Financial 

The lessee bears all costs associated with the preparation and registration of the lease. 
Maintenance of the premises is a shared responsibility between Council and the Lessee in 
accordance with the relevant terms in the tenure. The lessee also bears utility costs associated to 
water, sewage and electricity. A sustainability check conducted in March 2021 confirmed RMCMI 
is financially sound.  

People 

Nil 

Environmental 

There are no environmental implications related to the lease renewal or increase in lease 
footprint. 

Social 

RCCMI is approaching its 50th anniversary and is well established within the Redlands community. 
The current membership is 228, with the majority being local Redlands Coast residents, though a 
significant number of members are also from outside the Redlands. 

Members voluntarily hold performances in Aged Care and other community sectors and regularly 
hold fundraising activities with proceeds going to Charity. 

Human Rights  

There are no impacts to Human Rights as a result of this report. 

Alignment with Council's Policy and Plans 

CDV-001-P Community Leasing Policy supports leases to not-for-profit community organisations. 

Our Future Redlands – A Corporate Plan to 2026 and Beyond is supported by this proposal, 
particularly: 
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GOAL 2. Strong Communities 

2.1 Enhance the health, safety and wellbeing of our community through the delivery of inclusive 
and responsive services focused on preserving and improving our naturally wonderful lifestyle by 
leveraging partnerships, networks, facilities and infrastructure.  

2.4 Enhance community inclusion where people of all locations, ages, abilities and cultures can 
participate and have access to the necessary services and facilities. 

GOAL 5. Liveable Neighbourhoods  

5.1 Enhance the unique character and liveability of our city for its communities through co-
ordinated planning, place making, and management of community assets.  

CONSULTATION 

Consulted 
Consultation 

Date 
Comments/Actions 

Redlands Modern Country 
Music Inc. 

12 January 2021 

09 July 2021 

Request to organisation for confirmation of lease renewal 

Email to advise of impending report to Council for 10 year 
term 

Sport & Recreation Officer 11 February 2021 Met with organisation to discuss lease renewal and 
expansion 

Senior Advisor Asset 
Management 

18 February 2021 Support for maximum 3 year lease renewal 

Senior Advisor, Environmental 
Planning & Policy 

18 February 2021 Supportive of increase in lease footprint 

Facilities Coordinator 19 March 2021 Compliance inspection 

Division 3 Councillor 09 July 2021 Email to advise of report to Council for 10 year lease renewal 

OPTIONS 

Option One 

That Council resolves as follows: 

1. To approve and discharge a new lease to Redlands Modern Country Music Inc., with an 
expansion of the footprint, on part Lot 2 SL 5716, at 190-262 Redland Bay Road Thornlands, as 
shown on the attached site plan outlined in green, with a lease term of 10 years. 

2. To agree in accordance with s.236(2) of the Local Government Regulation 2012 that 
s.236(1)(b)(ii) of the Local Government Regulation 2012 applies allowing the proposed lease to 
a community organisation, other than by tender or auction. 

3. To authorise the Chief Executive Officer to execute all documents in regard to this matter. 

Option Two 

That Council does not approve a new lease to Redland Modern Country Music Inc. and investigates 
alternative arrangements. 
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OFFICER’S RECOMMENDATION 

That Council resolves as follows: 

1. To approve and discharge a new lease to Redlands Modern Country Music Inc., with an 
expansion of the footprint, on part Lot 2 SL 5716, at 190-262 Redland Bay Road Thornlands, 
as shown on the attached site plan outlined in green, with a lease term of 10 years. 

2. To agree in accordance with s.236(2) of the Local Government Regulation 2012 that 
s.236(1)(b)(ii) of the Local Government Regulation 2012 applies allowing the proposed lease 
to a community organisation, other than by tender or auction. 

3. To authorise the Chief Executive Officer to execute all documents in regard to this matter. 
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16 NOTICES OF INTENTION TO REPEAL OR AMEND A RESOLUTION 

In accordance with s.262 Local Government Regulation 2012.  
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17 NOTICES OF MOTION 

In accordance with s.6.16 Council Meeting Standing Orders.  
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18 URGENT BUSINESS WITHOUT NOTICE 

In accordance with s.6.17 of Council Meeting Standing Orders, a Councillor may bring forward an 
item of urgent business if the meeting resolves that the matter is urgent. 

 

Urgent Business Checklist YES NO 

To achieve an outcome, does this matter have to be dealt with at a 
general meeting of Council? 

  

Does this matter require a decision that only Council make?   

Can the matter wait to be placed on the agenda for the next Council 
Meeting? 

  

Is it in the public interest to raise this matter at this meeting?   

Can the matter be dealt with administratively?   

If the matter relates to a request for information, has the request been 
made to the CEO or a General Manager Previously? 
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19 CONFIDENTIAL ITEMS  

COUNCIL MOTION 

That Council considers the confidential report(s) listed below in a meeting closed to the public in 
accordance with Section 254J of the Local Government Regulation 2012: 

19.1 Voluntary Transfer of Land Concession 

This matter is considered to be confidential under Section 254J(3)(d) of the Local Government 
Regulation 2012, and the Council is satisfied that discussion of this matter in an open meeting 
would, on balance, be contrary to the public interest as it deals with rating concessions. 

Overview 

To consider the voluntary transfer of unencumbered land in full or part payment of rates and 
charges identified in the attached schedule, VOL November 2021, for overdue rates and charges. 

19.2 Tenure of Wastewater Irrigation Area Dunwich 

This matter is considered to be confidential under Section 254J(3)(g) of the Local Government 
Regulation 2012, and the Council is satisfied that discussion of this matter in an open meeting 
would, on balance, be contrary to the public interest as it deals with negotiations relating to a 
commercial matter involving the local government for which a public discussion would be likely to 
prejudice the interests of the local government. 

Overview 

To seek endorsement to resolve the tenure of land used by Council for the purpose of waste water 
irrigation, including acquiring trusteeship of land currently in the trusteeship of Seqwater. 

19.3 Encroachment Issue - Birkdale 

This matter is considered to be confidential under Section 254J(3)(e) of the Local Government 
Regulation 2012, and the Council is satisfied that discussion of this matter in an open meeting 
would, on balance, be contrary to the public interest as it deals with legal advice obtained by the 
local government or legal proceedings involving the local government including, for example, legal 
proceedings that may be taken by or against the local government. 

Overview 

Council will rectify an historical boundary encroachment through the transfer of the affected land 
to the adjoining owner; thereby ensuring operational security of Council assets and protection of 
private owner’s tenure and property. 

19.4 2021/22 Sponsorship Round 1 Report - Applications over $15,000 

This matter is considered to be confidential under Section 254J(3)(g) of the Local Government 
Regulation 2012, and the Council is satisfied that discussion of this matter in an open meeting 
would, on balance, be contrary to the public interest as it deals with negotiations relating to a 
commercial matter involving the local government for which a public discussion would be likely to 
prejudice the interests of the local government. 

Overview 

To seek endorsement by Council to approve Sponsorship Panels funding recomendation for 
Sponsorship Applications requesting over $15,000.  
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