Date: 12 July 2019 CITY OF

Contact: Karl ALLEN G 0 LD °

Location: City Development

Telephone: 07 5582 8866
Your reference: Z16163

Our reference: COM/2019/82

Gallery Group

C/- Zone Planning Group

PO BOX 3805

BURLEIGH TOWN QLD 4220

Dear Sir/Madam
Combined Amended Confirmation Notice and Information Request — Assessment Manager
(Confirmation Notice given under section 2 and Information Request given under section 12 of the

Development Assessment Rules)

| refer to the development application lodged by:

Applicant name: Gallery Group
Applicant contact details: C/- Zone Planning Group
PO BOX 3805

BURLEIGH TOWN QLD 4220

in relation to development of land/premises described as:
Street address: 79 Courtney Drive, UPPER COOMERA QLD 4209

Real property description: Lot 188 RP173728, Lot 189 RP173728, Lot 190 RP173728,
Lot 191 RP173728, Lot 192 RP173728

CONFIRMATION NOTICE

The development application described below was properly made to the Council of the City of Gold
Coast (Council) on 22 May 2019.
Application number: COM/2019/82

Approval(s) sought: Development permit for Combined Material change of use &
Reconfiguration of a lot.

This development application is not a development application to
carry out a development under a superseded planning scheme.

Nature of development Dwelling Houses in accordance with a Plan of Development &
proposed: Subdivision to create 237 lots, park and a new road.

Council of the City of Gold Coast P 1300 GOLDCOAST (1300 465 326) Customer Service Centres City Panel - Have your say
PO Box 5042 GCMC QLD 9729 Australia E mail@goldcoast.gld.gov.au Find the closest centre or online service Register at gchaveyoursay.com.au
8 Karp Court, Bundall W cityofgoldcoast.com.au at cityofgoldcoast.com.au/contactus

ABN 84858548460
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Referral Agencies

There are referral agencies identified for this development application.

Aspect of development stated in schedule 20- Department of State Development,
Schedule 10, Part 9, Division 4, Subdivision 1, Manufacturing, Infrastructure and Planning
Table 1 PO Box 3290, Australia Fair Southport, QLD
Development application for an aspect of 4215

development stated in schedule 20 that is
assessable development under a local categorising
instrument or section 21, if—

(a) the development is for a purpose stated in
schedule 20, column 1 for the aspect; and

(b) the development meets or exceeds the
threshold—

(i) for development in local government area 1—
stated in schedule 20, column 2 for the purpose; or
(ii) for development in local government area 2—
stated in schedule 20, column 3 for the purpose;
and

(c) for development in local government area 1—
the development is not for an accommodation
activity or an office at premises wholly or partly in
the excluded area.

However, if the development is for a combination of
purposes stated in the same item of schedule 20,
the threshold is for the combination of purposes and
not for each individual purpose.

The development application must be referred to all relevant referral agencies within 10 business
days starting the day after receiving this notice, or a further period agreed with the assessment
manager; otherwise the application will lapse under section 31 of the Development Assessment
Rules.

The applicant is required to give written notice to Council as assessment manager, that the
application has been referred.

Information Request
You have stated on the approved form that you agree to accept an information request in
accordance with Part 3 of the Development Assessment Rules.

Public Notification

Public notification is required for this development application, and is to be carried out in
accordance with Part 4 of the Development Assessment Rules.

The public notification period for this development application must be a period of at least 15
business days, in accordance with section 53(4)(b) of the Planning Act 2016.

In addition to the Planning Act 2016 and Development Assessment Rules for public notification
requirements, the Council requests that any related notice of the application also state the
following:
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Please note - All submissions made in relation to the development application are publicly
viewable on the Council’s City of Gold Coast’s PD Online: cityofgoldcoast.com.au/pdonline.

Council’s reference for public notification and viewing through PD Online is: COM/2019/82.

Development Infrastructure

Trunk development infrastructure

This development application has identified proposed trunk infrastructure. Council will assess and
determine whether to require the provision of these items as trunk infrastructure for the networks
listed below; through any conditions of approval should the proposal be supported.

Transport

Recreation Facilities

Stormwater

Water Supply

Wastewater

Information Request

Council has reviewed your development application for the premises previously described and
determined that the following additional information is needed to assess the application:

Preamble

The proposed development has clear and substantial non-compliances with the City Plan in its
current form (Version 6). The subject site is located in the Rural & Rural residential zones which
seeks to ‘provide low rise, very low intensity residential accommodation such as Dwelling houses
and ...farm stays...”. The proposed development significantly conflicts with the Strategic Framework
and the Overall Outcomes of the Rural and Rural Residential zones. Furthermore, the development
is not of a scale or intensity that is akin to the surrounding area, nor does it appear to sufficiently
protect adjoining amenity and future character of the area.

When assessing an application, the assessment benchmarks of the City Plan are to have
significant weight in development assessment and ultimately play a determinative role in
development assessment. When the proposal does not meet the assessment benchmarks, there is
a need for compelling relevant matters to be presented in order to outweigh the non-compliance.

The applicant has requested that Council support the application despite the non-compliances
based on other ‘relevant matters’, which, broadly speaking, relate to the investigations currently
being undertaken by Council, the anticipated need and the site based investigations conducted by
the applicant. Notably, the applicant has referred to the Courtney Drive Upper Coomera
Investigation Area Study, and City Plan major update 2 and 3 as justification for approval of their
proposal. Major Update package 2 & 3 for the City Plan is awaiting State government approval to
commence public consultation. Pending State government approval, public consultation is planned
to commence in September 2019 as noted by the applicant. It is acknowledged there have been
delays in the public notification of this update due to unforeseen circumstances with the time taken
to progress through the State interest review. As such, it is imperative to note that the above
mentioned documents are not yet approved nor do they form part of the City Plan v6 at the time of
the applications lodgement. Being draft documents, they do not constitute a statutory instrument
and are not considered an assessment benchmark or qualify under the definition of ‘other relevant
matter’, to which an application can be assessed against as prescribed by s(45) of the Planning
Act.

In accordance with the Planning Act (s) 45 the above are not assessment benchmarks or other
relevant matters as they are not a Statutory instrument and it is on this basis that the application in
its current form is not supported and Council Officers do not currently consider the other relevant
matters are sufficient to outweigh the non-compliances with the City Plan.


http://www.goldcoastcity.com.au/pdonline
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Given the severity of these concerns and the impact they could have on the officer’s
recommendation, the applicant is advised to consider withdrawal of the application until such a time
as the Major updates have progressed to a point where they are assessment benchmarks.
Information request items against the relevant assessment benchmarks have been included in Part
A of this letter to assist in determining the application which at this stage is likely to result in an
unfavourable outcome.

It is acknowledged the applicant’s approach may be to proceed with the application and on this
basis Council officers have included comments regarding the development should the subject site
be included within the emerging community zone as a result of the amendments proposed in Major
updates 2 & 3 to the City Plan. These comments are provided in Part B of this information request
and are provided as comments only and are not considered to be a final assessment of the
development against the Major updates- which it is noted has the potential to change in the future.

PART A: City Plan Version 6
Town Planning
1. Assessment

Council officers note that the subject site is located within the Courtney Drive, Upper
Coomera Investigation area conceptually on Strategic Framework Map 1. Land use and
infrastructure planning investigations for the Courtney Drive, Upper Coomera Investigation
Area has been completed for State interest review. At this stage, Council officers do not
consider that assessment against the provisions of the conceptual plans for the
investigation area is appropriate and will be assessing this application against the planning
provisions that were in effect when the application was properly made (as per the
requirements of s45(6) of the Planning Act. The applicant has requested that Council
officers hold off the decision until notification of the Major updates occurs. Officers note that
s45(7) of the Planning Act 2016 states that the assessment manager (Council) may give
weight to the statutory instrument if amended or replaced before the assessment manager
decides the application. This will be addressed once the application is in the Decision
making period in accordance with the DA Rules 2017.

As a result of the above, the proposed development is being assessed against the City
Plan version 6 which is in effect at the time of lodgement. Until the amendments to the City
Plan are completed, these areas are to maintain their rural residential character and intent.
The following information is required to progress assessment of the development against
the City Plan. At this stage it is likely that the application will have an unfavourable outcome
until further progress is made with Major updates 2 & 3.

2. No new lots within Rural zone

In accordance with Performance outcome 6 and Overall outcome (2)(d) of the City Plan’s
Rural zone code no new lots should be created within the Rural zone (this excludes areas
proposed to be dedicated as public open space). Amended drawings should be provided to
demonstrate compliance with these outcomes.

3. Lot size — Rural residential Zone code

In order to satisfy Performance Outcome 7 and Overall outcome (2)(d)(ii) of the Rural
residential zone code amended drawings should be provided. These should demonstrate
that new lots created within the Rural residential zone provide an average lot size of no less
than 8,000m? to protect local amenity and character. To respond to the various constraints
found in the zone the lot sizes may vary provided that no lot has an area less than 4,000m>.

4. Small Lot sizes -ROL Code

The application provides an assessment in a code template against the reconfiguring a lot
code. The assessment asserts compliance with the Performance Outcome PO11 of the
code. It is considered the performance outcome PO11 is not met as the zone does not
allow for small lots to be created. Assessment in the town planning report only seeks an
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alternative outcome for PO20, however does not address PO11.

The applicant is requested to provide an assessment against the Purpose and overall
outcomes of the ROL code due to non-compliance with the performance outcome.
Alternatively amendments to the lot sizes should be included in updated drawings.

5. Building/Structure Height

Any revised plan of development drawings should be annotated to state that the maximum
Building Height is nine (9) metres and two (2) storeys and structures do not exceed a
height of nine (9)metres.

6. Planning Needs Assessment

The application does not include any specialist reports to justify a planning, community or
economic need for the proposed urban development, which is currently outside of the City
Plan urban area. It is unclear how the community’s interest will be best served by the
development progressing in advance of Council’s Major Update.

Council officers consider that submission of a needs assessment is unlikely to justify a
planning need for the development. In particular, reference is made to the recently released
State Government Land Supply and Development Monitoring (LSDM) Report states:

“The capacity and realistic availability of planned dwelling supply in the Gold Coast
consolidation and expansion areas provides more than the minimum 15 years of
supply sought by ShapingSEQ.”

“In the Gold Coast expansion area, the capacity and realistic availability of planned
dwelling supply are 46,911 and 45,376 dwellings respectively, well above the
expansion 2041 dwelling supply benchmark.”

A copy of this report can be found at https://planning.dsdmip.qgld.gov.au/planning/better-
planning/state-planning/regional-plans/seqrp/lsdm?release=2018

This report also acknowledges in relation to only 2.2 years of supply of ROL approvals
(Shaping SEQ seeks four years minimum supply) that as “the supply of expansion land
diminishes, it is expected that the supply of approvals and lot creation would reduce to
lower levels, similar to the circumstances in Brisbane where there is limited remaining
expansion land.”

a) Despite the above, the applicant may wish to provide a planning needs assessment for the
proposed development. Such an assessment should not be primarily economic focused
and must include a planning and community need review to consider why the development
should progress ahead of Council completing planning for the investigation area (and
subsequent amendment).

7. Strategic Framework - “A safe well designed City”

The applicant is advised to consider the “A safe well designed City” theme and reference is
made specifically to Section 3.8.8.1(2 & 3) which states as follows:

(2) Development:

a) achieves an orderly and economically efficient settlement pattern where urban growth
is contained within the city’s urban area and sequenced with the planned provision of
infrastructure and services including social infrastructure, active and public transport,
communications networks and essential infrastructure; and

b) is provided with adequate infrastructure and services including social infrastructure,
active and public transport, communications networks and essential infrastructure prior
to the development commencing.

(3) Out-of-sequence development only occurs where:
a) the development is contained within the city’s urban area and achieves an orderly and
efficient settlement pattern;


https://planning.dsdmip.qld.gov.au/planning/better-planning/state-planning/regional-plans/seqrp/lsdm?release=2018
https://planning.dsdmip.qld.gov.au/planning/better-planning/state-planning/regional-plans/seqrp/lsdm?release=2018
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b) adequate infrastructure and services are provided; and
c) the proponent is prepared to pay the full cost to offset the impact of out-of-sequence

activity.
The subject site is located completely outside the Priority Infrastructure Area (PIA). This

presents a significant inconsistency with Council’s endorsed policy; however, s133 of the
Planning Act 2016 applies.

Therefore Council must impose extra payment conditions on the Applicant for the:

o establishment cost of trunk infrastructure required to support this development which is
located outside the PIA;

e any decommissioning, removal and rehabilitation costs of any temporary infrastructure; and

¢ the maintenance and operating costs for up to 5 years of the infrastructure (including any
temporary infrastructure).

The applicant is invited to provide comment on this matter in their response to the Council.

Office of the City Architect

Whilst the office of the City Architect does not have any information request items with regards
to assessment against the City Plan, the applicant may wish to consider the following
comments as part of any response to the information requests in this letter as failure to
address these issues may result in an unfavourable outcome.

e The proposal has an intensity that is not appropriate for the rural zone and rural residential
zone.

e The proposal anticipates a high site cover of 60% which is above the 25% as outlined in the
rural residential zone code

e The proposal had an increased density of approximately 1 dwelling per 600 sqm which does
not meet the minimum of 1 dwelling per 4000 sqm as outlined in the rural residential zone
code.

e The reduced setbacks proposed by the building setback diagram will result in a built form that
is overly intense and not appropriate for the rural zone and rural residential zone.

Geotechnical engineering Assessment
8. Request for a geotechnical report

Landslide Hazard Overlay Map of the City Plan identifies parts of the site with a ‘Moderate’
hazard rating. As such, the relevant ‘Landslide Hazard Overlay Code’ is applicable. To satisfy
PO1 and PO5 of the Code, the applicant is requested to provide a geotechnical report from a
Registered Professional Engineer of Queensland (RPEQ) specialising in geotechnical
engineering addressing the following issues in accordance with SC6.10 City Plan policy -
Geotechnical stability assessment guidelines
(https://cityplan.goldcoast.qld.gov.au/Pages/Plan/Book.aspx?exhibit=GCCC _CityPlan):

a) The report should provide a site-specific landslide risk assessment for each proposed lot.
The risk assessment should be based on surface and subsurface geotechnical information
of the site/lot. The report should demonstrate that each proposed lot achieves a landslide
risk rating of ‘Low’ or better. The report should include a summary table of the landslide risk
assessment for each proposed lot. If the report determines any lot with a ‘Moderate’ or
worse risk rating, it should recommend appropriate and adequate risk mitigation measures
to reduce the risk rating to ‘Low’ or better;

b) The report should include a certification from a Registered Professional Engineer of
Queensland (RPEQ) specialising in geotechnical engineering confirming that each


https://cityplan.goldcoast.qld.gov.au/Pages/Plan/Book.aspx?exhibit=GCCC_CityPlan
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proposed lot achieves a landslide risk rating of ‘low’ or better and each lot is suitable for its
intended use; and

c) The report should provide appropriate and adequate restrictions on any earthworks including

excavation/cutting and filling in order to maintain long-term stability of the proposed lots.

Environmental Assessment

9. Building envelopes

10.

1.

12,

13.

To achieve compliance with Overall outcome (2)(c) of the City Plan’s Rural residential zone
code amended plans should be provided with building envelopes provided on all lots.
Building envelopes should demonstrate compliance with Acceptable outcome 2, being
limited to 25% site cover and achieve compliance with setbacks required by Acceptable /
Performance outcome 1. Building envelopes should be located within existing cleared
areas on site.

Sewerage

If lots as per amended plans requested above are not connected to sewer then in order to
satisfy Performance outcome 2 of the Rural residential zone code effluent envelopes for
each lot should also be shown on plans. These should be consistent with those
recommended within an effluent report provided to demonstrate compliance with the City
Plan’s On-site sewerage facilitates code.

Protection of waterways

Amended plans should be provided which demonstrate that the proposed development will
protect all mapped waterways over the site by providing appropriate buffers between the
development and the waterway. In particular, the south-eastern waterway should be
retained and protected in accordance with recommendations of the ecological assessment
provided.

Buffers for all other waterways should be 30m either side of the waterway in accordance
with Acceptable outcome 5.5 of the City Plan’s Environmental significance overlay code.
Any buffers proposed of a lesser width should demonstrate compliance with Performance
outcome 5 within an amended ecological assessment.

Protection of assessable vegetation

The Overall outcome 9.4.1.4.2 (2)(a) & (b) and Performance outcome 1 (PO1)of the
Vegetation management code include ensuring vegetation of environmental, historical,
cultural, visual and character significance is retained. Vegetation should also be retained to
provide habitats for threatened flora and fauna, prevent erosion and ensure slope
stabilisation. In addition, retention of assessable vegetation throughout the subject site is
important in maintaining the intended character of both the Rural and Rural residential zone
codes, which is supported within the Overall outcomes of the codes. Amended plans should
demonstrate the following:

a. The seven (7) habitat trees identified within the ecological assessment will be retained;
and

b. Isolated koala habitat tree species identified within the ecological assessment provided
will be retained; and

c. Impacts to other assessable vegetation on site will be minimised to the greatest extent
possible to maintain the intended character of the Rural and Rural residential zones.

Vegetation management plan to be provided

In order to satisfy the City Plan’s Vegetation management code a vegetation management
plan should be prepared. This should demonstrate that impacts to assessable vegetation
have been minimised to the greatest extent possible (as requested above). This should



Confirmation Notice and Information Request Page 8
Application No. COM/2019/82 12 July 2019

14.

15.

include consideration of possible impacts of new lot boundaries, building and effluent
envelopes, lot access (i.e. driveways) and bushfire management.

Protection of priority vegetation

In order to satisfy Performance outcome 11 of the City Plan’s Environmental significance
overlay code amended plans should be provided which demonstrate that the proposed
development avoids impacts on General priority vegetation across the site, with any
damage minimised to the greatest extent possible. As indicated in the submitted material,
the general priority vegetation in the south-western corner of the subject site should be of
greatest protection priority as it is also identified as koala habitat.

Rehabilitation management plan

Rehabilitation should be undertaken as per the recommendations of the ecological
assessment provided. A Rehabilitation management plan should be prepared in general
accordance with SC6.8 City Plan policy — Environmental management plans in order to
demonstrate compliance with Performance outcome 26 and Overall outcome 8.2.6.2(2)(b)
of the City Plan’s Environmental significance overlay code.

Landscape Assessment

16.

17.

Retaining structures

The applicant is requested to provide plans which identify the extent, height and type of
retaining structures and batters required to facilitate the development. It is requested that
the plans demonstrate how proposed retaining structures and batters comply with AO9 or
PO9 of the General development provisions code.

Small lots

The application seeks approval for dwellings on small lots (i.e. less than 400m?); as such,
the applicant is requested to:

a. Include provisions on the POD which reflect RO14 of the Small lot housing code
which apply to all lots sized less than 400m% OR

b. Amend the proposal so all lots are sized greater than 400m? in area.

18. Secondary frontage fencing

In order to ensure a quality visual amenity outcome, the applicant is requested to amend
the Statement of Landscape Intent, the POD, and all other relevant plans to:

c. Nominate a minimum 600mm setback area between the current property boundary
and any boundary fence or retaining wall for lots 255-261 where they back on to
Courtney Drive, and lots 101-110 where they back on to the future road to the
south;

d. Propose a row of screening shrubs (e.g. Syzygium ‘Resilience’) within the 600mm
setback area; and

e. Nominate a fence/retaining wall of high architectural quality in those locations (e.g.
stained timber with hardwood battens).

It is requested that this buffer area be dedicated to Council; the applicant is requested to
nominate this on the amended plans.

Subdivision Engineer

19. Construction of Courtney Drive

The applicant is advised that as part of this proposed subdivision, Courtney Drive fronting
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20.

21.

22,

23.

24,

25.

the subject site will be required to be constructed to a Residential Collector Street
classification (7.5m wide carriageway and k&c on both sides of the road), with construction
extending to the northern end of the proposed site.

Note also that the conversion of the existing turning area at the southern end of Courtney
Drive to a sweeping bend is acceptable.

Road connection between Road 6 and Road 8

A road connection is required to link Road 6 with Road 8, to provide improved circulation
for both pedestrians and vehicles (refer PO15 of the ROL code). Please amend all
drawings to show a road connection.

Vehicular access to proposed lots 310 to 312

The applicant is requested to provide details on the vehicular access arrangement
proposed for lots 310 to 312 to demonstrate there is no conflict between vehicular
crossings.

Proposed lot 174 — CPTED issue.

Concern is raised with the lot layout of proposed lot 174 as it creates a hidden corner in the
drainage reserve (lot 1001). This is a CPTED issue. The applicant is requested to redesign
this area to eliminate the hidden corner.

Road 6 width transition to Mackellar Drive

Please note that the road width of Road 6 is required to transition, over a distance of 10m,
from the 16.5m width to the 14.5m width in Mackellar Drive. A dogleg step in the lot
frontage boundary is not desirable.

Footpath concept plan

Please submit a footpath concept plan for the proposed development. Please note that all
streets are required to have a footpath, in accordance with Council’s Land Development
Guidelines. Also, footpaths are required along the frontage of the site to Courtney Drive
and from the subject site to Gordon Drive both along Mackellar Drive and at the southern
end of Road 1.

Kerb returns at intersections

Please note that all kerb returns at standard intersections are required to have a 6m
(maximum) radius. The proposal drawings appear to show the kerb returns at around 10m.
Limiting the kerb radius helps reduce vehicle speeds and provides a safer environment for
pedestrians. Please amend all drawing accordingly.

Open Space Assessment

26.

For the reasons outlined earlier in this information request regarding the investigation area,
the application in its current form is not supported and would attract minimal comment from
Open Space Assessment.

However, in the instance the applicant withdraws and resubmits the application when the
updates have come into effect, or opts to continue with the application and the updates
come into effect prior to the decision period, Open Space Assessment provide the following
comment with regard to the design and layout of the proposed open space areas on the
subject site:

Open space design amendments
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The subject application proposes a total of 237 dwellings, and has proposed a total of 4.25
ha public open space, 2,708m2 for the purpose of recreation. Given that green field sites
left on the Gold Coast are in short supply, it is important to consider open space provision,
specifically recreation spaces, early in the design phase. This helps to ensure that high
levels of amenity and optimum function are achieved. When these spaces are well
designed (i.e. consolidated and useable park spaces within walking distance of the
dwellings), and cater for the needs of a variety of user groups, user ship is increased which
fosters social interaction, often resulting in happier neighbourhoods and safer communities.

Where an application proposes in excess of 100 dwellings, the Reconfiguration of a lot
code AO21.3 triggers a need for minimum 4,740m2 of recreation park to be provided within
the development footprint for its future residents. The applicant’'s proposal of 2,708m is
considered to be a substantial under provision and is anticipated to negatively impact future
residents in comparison to the acceptable outcome envisaged by the City Plan.

Review of the prelodgement meeting notes, minutes, and subsequent correspondence
between officers and the applicant’s consultants show this issue of under provision and
various design flaws was communicated, discussed and resulted in design revisions to
accommodate officer’'s requests. However, these changes have not been reflected in the
proposed layout. Specifically, the applicant has combined incompatible park types
(recreation, drainage and conservation) in conflict with City Plan policy SC6.11 Land
development guidelines; proposed minimal road frontage for park lots, creating CPTED
issues through low casual surveillance, creating opportunity for unlawful rubbish dumping
where lots back onto park, creation of areas of concealment in surrounding park with
private property boundaries, provision of walking trails in conservation areas, and
recreation in drainage reserves, both of which is to be discouraged.

The applicant is requested to undertake the following amendments to the overall layout of
the subdivision, and design of the open space to be dedicated:

a) In accordance with AO21.3 of Reconfiguration of lot code, provide and dedicate a
minimum of 20m? per dwelling of consolidated and useable recreational open space.
This figure does not include open space land for the purposes of stormwater or
environmental conservation.

b) In accordance with PO22 of Reconfiguration of lot code redesign lots 1000, 1001,
1005, 1006, to maximise road frontage. For example:

o Delete lots 280, 281, 282, 283 and 284 for the benefit of lot 1000;
o Delete lot 174 for the benefit of lot 1001;

c) The proposed bushfire trail on lot 1004 is not supported. This trail is to be removed
from the rear of lots 247, 248, 249, 250, 252 and 252 (i.e. extend the private property
boundaries to the adjoining property of lot 193 RP173728) and lots 1005 and 1006.

d) All asset protection zones (inner and outer bushfire radiation zones) are to be wholly
contained within private allotments. No areas of the asset protection zones are to
encroach upon public open space proposed for dedication.

e) Co-location of open space areas is highly desirable and supported. However, where
two different open space categories are adjoining separate allotments, they must be
created so that each asset is independent of the other. (i.e.: Bio-retention basins are to
be located outside of any lots created for the purpose of conservation without
encroachment into any buffer).

f) The walking trail is to be removed from lot 1000. The only embellishments permitted
within specific park types are outlined within City Plan policy SC6.11 Land development
guidelines, section 5.4.2 Public open space classification, categories and
embellishment.

g) Maintenance access to all stormwater management systems proposed for dedication
are to be in accordance with City Plan policy — SC6.11. Land development guidelines,



Confirmation Notice and Information Request Page 11
Application No. COM/2019/82 12 July 2019

4.5.14.3 Maintenance access, and table 4.26 (i.e. access path to > 40% of perimeter).

h) Provide further detail of the proposed design for the recreation park(s) ensuring all
embellishments are in accordance with table City Plan policy — SC6.11. Land
development guidelines, 5 Public open space standards table 5.4.

i) The applicant is requested to show both the top of the high bank of Yaun Creek, creek
centreline and associated 30m buffer. These details are at times unclear, not labelled
or are non-existent on plans such as Landscape intent, engineering drawings etc.

j)  Tree planting within proposed recreation parks and drainage reserve lots are to
achieve minimum 4m spacing to allow for sufficient vehicle manoeuvring for mowing
and ongoing maintenance.

k) No park areas on the subject site are considered trunk infrastructure or are eligible for
offsets. This should be reflected and consistent across the reports.

[) Infrastructure shown on civil plans is to be relocated outside the conservation lof(s).

m) Acceptable height transitions are to be achieved by managing the cut and fill
responsibly across the site, not pushing the issues to the edges resulting in excessive
heights of retaining walls and batters at the public private interface.

o Bulk earthworks (cut and fill) are not to extend into the environmental
conservation lots and their associated buffers located at the north-west (lot
1000) and south west (lot 1004) of the subject site.

o OSA do not support the proposed public private interface of Lot 1000 or 1001
showing 1.5m fencing atop 1.5 - 3m retaining walls. The design of this space is
demonstrate the principles stated within City Plan policy SC6.11 Land
development guidelines, 5.4 Public open space standards.

o Retaining walls located on public open space in service of the private lots are
not supported. Those currently shown in lots 1005 and 1006 at a height of 3m
are to be wholly contained within the private lots and setback in accordance
with the above mentioned guidelines.

o The proposed 1:2.5 batter in lot 1001 is not supported. The design is to be
revised to achieve a minimum 1:4 batter.

Note: The calculation for Recreation open space area is calculated independent of any
requirements to manage stormwater, and any requirements to protect environmentally
significance areas.

Bushfire Assessment
27. Bushfire Management Plan amendments

The applicant is requested to submit an amended Bushfire Management Plan (BMP) that is
in accordance with the City Plan Policy — SC6.3 Bushfire Management Plans.

The submitted BMP being, Bushfire Management Plan at 79-99 Courtney Drive, Upper
Coomera Lots 188-192 on RP173728, Project No. 19107 — Version 5, dated 29 April 2019
and prepared by Wollemi Eco-Logical Pty Ltd, must be amended as follows:

i Revisit the lot layout design to avoid impacts to environmental significance;

ii Remove the fire trail that is at the rear of proposed lots 216-247 and transfer the
requirements for all bushfire mitigation requirements back within the private lots;

iii Review the requirement for a fire trail to be placed adjacent proposed lot 110
and make sure all bushfire management requirements are placed within the
private allotment;
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iv Due to the unformed road at the rear of proposed lots 101-110 the applicant is
required to address the bushfire risk to these lots and any bushfire mitigation
requirements are to be within the private allotments;

% Assess the bushfire hazard at the rear of proposed lots 262, 280-284 & 327, as
per when the open space area adjacent has the established rehabilitation works
completed;

Vi Consider all other impacts from Council’s Information Request items.

Hydraulics and Water Quality
28. Updated Stormwater Management Plan

The applicant is requested to update the SMP to address Council’s concerns such as
environmental or open space, and demonstrate compliance to Council’s Healthy waters code
and General development provisions code.

29. Hydrological Assessment

The applicant is requested to undertake hydrological assessment on the below identified
waterway should development encroach within the 30 metre buffer zone.

Figure 1: waterway within Lot 192 on RP173728

30. Erosion and Sediment Control Plan

The applicant is requested to provide an erosion and sediment control plan. This is required
to be submitted in accordance with Healthy waters code and latest State Planning Policy
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(SPP). It is particularly advised to adopt control measures to achieve 80% hydraulic
efficiency. Please also consider sensitive water environment adjacent to the site to identify
the risk and mitigation measures.

Water & Waste Assessment
31. Water pressures to service lots:

Water and Waste have monitored the performance of Council’'s water network to ensure
that the submitted water network analysis is represented of actual water pressures and
other physical characteristics of Council’'s water network. As a result of these
investigations, it was determined that further information is required in the form of a revised
water network analysis.

Key concerns identified from these investigations and the review of the water network
analysis is as follows:

i. The existing water network in its current state is not adequate to service the ultimate
development proposal. Water and Waste has identified that only lots up to a
finished elevation of 55 metres can be serviced in a compliant manner. Properties
above the 55 metres may not have the required pressures at the fronting property
boundaries.

ii. It was identified that the modelling submitted overestimated the hydraulic grade line
(HGL) by a significant amount.

iii. Water and Waste require further information demonstrating that each stage can meet
the relevant standards pressure requirements on a stage by stage basis and for the
ultimate development.

To address these concerns and to confirm that Council’s water network can operate
appropriately in accordance with the relevant technical standards, the following information
is required:

A. The applicant is required to amend the water network analysis report to include
Council’'s findings, which was identified during the monitoring of the water network
and during the review of the submitted water network analysis. The applicant is
requested to contact Uttam Saha, Coordinator (Water) Network Planning via
USAHA@goldcoast.qgld.gov.au or (07) 5582 8929 to obtain this data.

B. The applicant is required to submit a hydraulic analysis internal to the site and
schematic plan which demonstrates how each lot will be provided with sufficient
pressure and flow.

This is required for the ultimate development and a progressive stage by stage
basis and is to incorporate the following:

i.This analysis is to be carried for 2066 MD/2066 MDMM and/or
2031md/2031MDMM scenario.

C. Should the new water network analysis require revised connection points, these are
required to be updated accordingly.

32. Consent


mailto:USAHA@goldcoast.qld.gov.au
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The applicant is required to obtain consent from the nearby property owner(s) for the
required sewer works within their lots. Consent from the owners of the following lots is
required to be submitted to Council.

A. Lot 186 on RP173728
B. Lot 187 on RP173728
C. Lot 999 on SP292346

Please note this consent is to include easements over the proposed mains.

33. Sewer reticulation schematic plan

A. Please provide a revised sewer reticulation schematic plan for the proposal that:
i. Makes allowances for any future external catchments that may drain to the
proposed sewerage network required for this development site.
ii. Provides conceptual longitudinal sections confirming that the proposed gravity
sewer main extension has sufficient cover and fall in compliance with the
SEQ WS&S D&C Code.

iii. Any proposed or existing sewer mains within private properties should have an
easement centrally located about the main in compliance with the SEQ
WS&S D&C Code.

34. Advice notes:

The applicant is advised of the following (which requires no further information at this stage):

A. Parallel lengths of 300mm diameter gravity mains are required at two locations in
Reserve Road. The location of these is approximately and generally in accordance
with Appendix 9 of the network capacity assessment report prepared by H,One.
These works are considered trunk in nature.

B. Additional sewerage emergency storage of 22.7kL in 2066 is required at SPS PA1
due to this development. Water and Waste propose an extra payment condition in
accordance with the Planning Act for the applicant to address this emergency
storage deficit required for the proposed development only.
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PART B: Emerging Community zone

Should the subject site be included within the Emerging community zone in the future, the
applicant should give consideration to the following comments from Council officers:

Town Planning
Council officers note that the subject site is drafted as being within a suburban neighbourhood

(constrained) on the draft concept plan that forms part of the amendment package for Major
updates 2 & 3 to the City Plan.

Council officers consider that if the applicant wishes to present a development that aligns with the
draft concept plan then the plan of development drawings and relevant reports should be amended
taking into account the following commentary from Council officers.

A.Density

The site is located within Courtney West Precinct (CW3) and the Courtney South East
Precinct (CSE1) and includes part of the Green Space network as shown on Figure 4-2 of
the Draft Concept Plan. The density anticipated should be readdressed by the applicant as
Net density is equal to the Total Yield divided by the Developable area and should be
exclusive of Public Open Space areas and roads. The applicant was previously informed
(meeting 21 June 2017) that the concept plans high range yield estimate for CSE1 and
CSW3 to inform density figures on the concept plan was 232 dwellings. It is important to
note that this figure includes dwellings expected on additional land at 53 and 65 Courtney
Drive located to the north and not included as part of the development application. It is also
noted that the Plans show 16.1 dwellings per hectare and that subsequent correspondence
provided by the applicant indicates a revised net residential density calculation for the
development is 22.7 dwellings / hectare. That is 22.7 x 10.434 ha (net developable area) =
237 lots - or 1 dwelling per 440m?. Whilst the plans should be amended to reflect the true
density being proposed, Council officers also consider that the proposed development will
result in an over-intensification of the site and does not adequately address the bushfire
and ecological significance constraints of the site. There are matters which are raised in
this information request that will need to be addressed and will consequently contribute to a
reduction in the number of allotments/dwellings proposed for the development.

In accordance with Section 3.3.4 New Communities of the Strategic Framework,

larger lot urban housing is anticipated in the new community and it is noted the proposal
small lots and use of retaining walls does not seek to minimise earthworks and transition
non-urban areas.

An amended Plan of development with a lower density should be considered with reference
to Figure 4-1 Draft Concept Plan (Yield) (Reference: GHD Report May 2017). The subject
site is primarily located within the mapped Residential Area A which anticipates a lower
density that responds to site conditions. Those portions of the site located within
Residential Area B may be considered more appropriate for a higher intensity.

B.Lot Sizes/Typology
The lot sizes as they are currently proposed are small and when considered in combination
with the site constraints and the density anticipated for the site, the applicant is advised to
consider increasing lot sizes such that all allotments are over 400m?. This is considered
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appropriate to align with the draft concept plan which anticipates lots between 600m? and
800m? primarily within the SE Precinct. Smaller allotments between 400m? and 600m? are
anticipated in the northern portions of the site near Yuan creek. With larger allotments
(800m2-1000m2) anticipated in the Courtney West precinct (outside of areas mapped within
the Greenspace network).

C.Building Setback diagram
The proposed development includes a building setback diagram for the proposed
allotments and categorises the lot typologies based on their size and widths. It is
considered that once consideration of the lot sizes and site constraints have been
accounted for, the applicant could provide variation in the building setback diagram
anticipated for each lot typology (i.e. provide one for a courtyard lot, one for the traditional
lot etc.). By reducing the types of lots that have a zero side setback to one side and
increasing the rear setback for some allotments, this could assist to improve onsite amenity
and create a distinctive character and appearance for the suburban neighbourhood.

D.Site cover
The 60% site cover is considered more intense than anticipated for the zone. Strong
consideration should be given to reducing this to 50%. This is considered necessary to
accommodate site constraints and to ensure sufficient provision of private open space and
landscaping. It also aligns more appropriately with other residential zones of the City Plan.

A 60% site coverage may be acceptable subject to:

» flat blocks and

*  applying alternative front setbacks and

. use of one zero side boundary setback and

» applying to lots of sufficient dimension which demonstrates sufficient space for
landscaping / recreation at the rear (e.g. 6m or adjacent to public recreation open
space to ensure a sub-tropical design outcome is achieved). Note covered outdoor
recreation areas do not contribute to landscaping areas.

E.Earthworks
A comprehensive plan of development is required to identify how the earthworks interface
to lot 187 RP173728 is acceptable. A conceptual earthworks plan needs to be submitted to
demonstrate that stormwater drainage, detention and treatment systems proposed on the
plan are achievable without any major alteration in the detailed design.

Environmental Planning

Environmental Planning advises that City Plan updates for the Emerging Community Zone Code
are currently drafted to require the following amendments to the proposed layout:

A.Protection of other waterways

In addition to Yuan Creek, other waterways identified on the City Plan’s Environmental
significance — wetlands and waterways overlay map should be rehabilitated with
appropriate buffers, satisfying the Environmental significance overlay code (i.e. minimum
30m buffer either side). Any buffers proposed of a lesser width should demonstrate
compliance with Performance outcome 5 within an ecological assessment. These areas
should be protected through either private covenant or public open space.

B.Protection of ecologically significant areas
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Ecologically significant areas along the southern site boundary should be protected through
the dedication of public open space. This includes the general priority vegetation along the
southern boundary identified on the Environmental significance — vegetation management
overlay map and the south-eastern waterway corridor. This should also include any
required bushfire management zones / setbacks to protect adjacent dwellings.

C.Road frontage to public open space

Development should maximise road frontage to public open space areas, particularly local
recreation parks and waterway corridors.

D.Fauna movement infrastructure

Where road crossings over the green space network are required (i.e. the road which
crosses over the southern boundary), fauna movement infrastructure must be provided.

Open Space Assessment

A. Open space design- Amalgamate Park Lots 1004, 1005, and 1006

i. Application assessment previously provided by Open Space Assessment required the
extension of lots 247 to 252 to the boundary of Lot 193 RP173728 with the deletion of the
fire trail on proposed park lots.

ii. Council's Draft Concept Plan details “Local Road and Multi-Use Track Adjacent to Bushfire
Hazard Areas within the vicinity and relative alignment of Road 2”. This land is classified as
“Highly constrained” due to steep slope and elevation. Lots within, and to the west of the
subject site, contain High to Very high bushfire hazard areas.

iii. Essentially a delineation road has been identified within the Draft Concept Plan which
separates the development footprint from the areas containing high bushfire hazard areas
and matters of environmental significance including: mapped waterways, Koala habitat
areas and a small portion of regulated vegetation (being Least Concern Regional
Ecosystem 12.11.5e/12.11.5a being Corymbia citriodora subsp. variegata, Eucalyptus
siderophloia, E. major open forest on metamorphics +/- interbedded volcanics).

iv. As such all plans are requested to be amended to delete lots 101 to 110, and lots 216 to 247
(as identified in Figure 2 on the following page) to align with the Draft Concept plan. This
will create a continuous public open space lot which addresses bushfire management
requirements, protects matters of environmental significance and scenic amenity. This will
also ensure compliance with the following aspects of the City Plan including:

e Specific outcome (2) and (9) of the Green space network of the Strategic
framework;

e AQ0G6.1 of the Bushfire hazard overlay code;

e PO23 Environmental significance overlay code; and

e PO22 of the Reconfiguration of a Lot code
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Figure 2: Lots recommended to be deleted (highlighted in yellow).

v. Further to this and to reiterate the previous Open Space Assessment memo retaining walls
have been shown adjacent to or within proposed public open space. To comply with
SC6.11 — Land development guidelines section 3 — Change to ground level * standards
all retaining walls will be requested to be wholly setback within private allotments where
they are adjacent to proposed public open space.

Response Due Date
The due date for providing the requested information is three (3) months of the date of this letter.

To assist Council with finalising the assessment of this development application, can you please
advise whether you intend to:

a) Provide all of the information requested;
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b) Provide part of the information requested; or
c) Not provide any of the information requested.

Notwithstanding the above, as Council’s assessment of this development application will be based
on the information provided, it is recommended that you provide all of the information requested. If
Council has not received a response to the information requested from you on or before the above
due date (or a further agreed period), it will be taken as if you have decided not to respond to the
information request and Council will continue with the assessment of your application without the
information requested.

Response format

As an electronically lodged application, please email all responses in PDF attachments (titled: 1
forms, 2 supporting documents, 3 plans and 4 specialist reports) to: mail@goldcoast.gld.gov.au.
Do not password protect the pdf.

Please note all development applications are publicly viewable on the Council’s City of Gold
Coast’s PD Online: cityofgoldcoast.com.au/pdonline.

Contacting us
Should you wish to clarify any issues contained in this letter, please do not hesitate to contact
Planning Assessment on 07 5582 8866.

Yours faithfully

543[)

Steven Mitchell

Supervising Planner (North)
For the Chief Executive Officer
Council of the City of Gold Coast
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