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8.5 CROFT DEVELOPMENTS PTY LTD - MATERIAL CHANGE OF USE - RESIDENTIAL CARE 
FACILITY (120 BEDS) - LOT 1 ON SP298397 - 2-18 HAREN STREET, MAREEBA - 
MCU/19/0019

Date Prepared: 29 June 2020

Author: Senior Planner

Attachments: 1. Proposal plans  
2. State Assessment and Referral Agency response dated 26 June 2020   

 

APPLICATION DETAILS

APPLICATION PREMISES
APPLICANT Croft Developments 

Pty Ltd
ADDRESS 2-18 Haren Street, 

Mareeba
DATE LODGED 7 January 2020 RPD Lot 1 on SP298397
TYPE OF APPROVAL Development Permit
PROPOSED DEVELOPMENT Material Change of Use - Residential Care Facility (120 beds)
FILE NO MCU/19/0019 AREA 2.893 hectares
LODGED BY Urban Sync Pty Ltd OWNER Signature Care Land 

Holdings Pty Ltd
PLANNING SCHEME Mareeba Shire Council Planning Scheme 2016
ZONE Low Density Residential zone
LEVEL OF 
ASSESSMENT

Code Assessment

SUBMISSIONS n/a

EXECUTIVE SUMMARY

Council is in receipt of a code assessable development application described in the above application 
details. Being code assessable, the application was not required to undergo public notification.

The applicants propose the development of the site into a 120 bed residential care facility (nursing 
home) which will focus primarily on providing "high care" accommodation.

The application and supporting material have been assessed against the Mareeba Shire Council 
Planning Scheme 2016 and does not conflict with any relevant aspect of the Planning Scheme. The 
proposed development is consistent with the intent of the Low Density Residential zone and no 
significant town planning issues have been identified.

Draft conditions were provided to the Applicant care of their consultant and have been agreed to.

It is recommended that the application be approved in full, subject to conditions.

OFFICER’S RECOMMENDATION

1. That in relation to the following development application:
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and in accordance with the Planning Act 2016, the applicant be notified that the application for a 
development permit for the development specified in (A) is:

Approved by Council in accordance with the approved plans/documents listed in (B), subject to 
assessment manager conditions in (C), assessment manager’s advice in (D), referral agency 
conditions in (E), relevant period in (F), further permits in (G), and further approvals from Council 
listed in (H);

And

The assessment manager does not consider that the assessment manager’s decision conflicts with 
a relevant instrument.

APPROVED DEVELOPMENT: Development Permit for Material Change of Use - Residential Care 
Facility (120 beds)(B) APPROVED PLANS:

(C) ASSESSMENT MANAGER’S CONDITIONS (COUNCIL)

(a) Development assessable against the Planning Scheme

1. Development must be carried out generally in accordance with the approved plans and 
the facts and circumstances of the use as submitted with the application, subject to 
any alterations:

- found necessary by Council’s delegated officer at the time of examination of the 
engineering plans or during construction of the development because of 
particular engineering requirements; and

- to ensure compliance with the following conditions of approval.

APPLICATION PREMISES
APPLICANT Croft Developments 

Pty Ltd
ADDRESS 2-18 Haren Street, 

Mareeba
DATE LODGED 7 January 2020 RPD Lot 1 on SP298397
TYPE OF APPROVAL Development Permit
PROPOSED DEVELOPMENT Material Change of Use - Residential Care Facility (120 beds)

Plan/Document 
Number

Plan/Document Title Prepared by Dated

DA00 Cover Page & 
Development Summary

Croft Developments Pty Ltd 12/12/2019

DA01 Site Analysis Croft Developments Pty Ltd 12/12/2019

DA02 Proposed Site Plan Croft Developments Pty Ltd 12/12/2019

DA03 Proposed Ground Floor 
Plan

Croft Developments Pty Ltd 12/12/2019

DA04 Proposed Elevations & 
Sections

Croft Developments Pty Ltd 12/12/2019

DA05 Shadow Diagrams Croft Developments Pty Ltd 12/12/2019

1907-038-SD-
L1.01_Rev2

Mareeba Aged Care - 
Design Development

Landplan Landscape 
Architecture

13/12/2019

1907-038-SD-
L2.01_Rev2

Mareeba Aged Care - 
Design Development

Landplan Landscape 
Architecture

13/12/2019
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2. Timing of Effect

2.1 The conditions of the development permit must be complied with to the 
satisfaction of Council’s delegated officer prior to the commencement of the use, 
except where specified otherwise in these conditions of approval.

2.2 Prior to the commencement of use, the applicant must demonstrate to Council 
that all the conditions of the development permit have been complied with, 
except where specified otherwise in these conditions of approval.

3. General

3.1 The applicant/developer is responsible for the cost of necessary alterations to 
existing public utility mains, services or installations required by works in relation 
to the proposed development or any works required by condition(s) of this 
approval.

3.2 All payments or bonds required to be made to the Council pursuant to any 
condition of this approval must be made prior to the commencement of the use, 
and at the rate applicable at the time of payment.

3.3 All works must be designed, constructed and carried out in accordance with 
FNQROC Development Manual requirements (as amended) and to the 
satisfaction of Council’s delegated officer.

3.4 Noise Nuisance

Refrigeration equipment, pumps, compressors and mechanical ventilation 
systems must be located, designed, installed and maintained to achieve a 
maximum noise level of 3dB(A) above background levels as measured from noise 
sensitive locations and a maximum noise level of 8dB(A) above background levels 
as measured from commercial locations.

3.5 Air Conditioner & Building Plant Screening

The applicant is required to install and maintain suitable screening to all air 
conditioning, lift motor rooms, plant and service facilities located at the top of or 
on the external face of the building. The screening structures must be 
constructed from materials that are consistent with materials used elsewhere on 
the facade of the building. There are to be no individual external unscreened air 
conditioning units attached to the exterior building facade.

3.6 Waste Management

All on site refuse storage area/s must be screened from view from adjoining 
properties and road reserve by a 1 metre wide landscaped screening buffer, 1.8m 
high solid fence or building.

3.7 Hours of Operation

Operation of trucks and commercial vehicles (excluding waste collection vehicles) 
during the operational phase of the development must only occur between 7am 
- 7pm Monday to Saturday and 9am to 5pm on Sundays.

4. Infrastructure Services and Standards

4.1 Access
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A Commercial access crossover to Constance Street must be constructed (from 
the edge of the road pavement to the property boundary of the subject land) in 
accordance with the FNQROC Development Manual, to the satisfaction of 
Council’s delegated officer.

Access between the development and the Mareeba Connection Road must be 
constructed to the requirements of the State Assessment and Referral Agency.

4.2 Stormwater Drainage/Water Quality

4.2.1 Carry out all stormwater drainage work in accordance with the Site Based 
Stormwater Management Plan prepared by Morgan Consulting 
Engineers, dated 12 December 2019, document reference 19157 - 
SBSMP/1.

4.2.2 Prior to the commencement of the use, submit to Council certification 
from a Registered Professional Engineer Queensland, that all the 
treatments and measures recommended in the approved Site Based 
Stormwater Management Plan have been implemented and constructed 
into the development.

4.3 Erosion and Sediment Control

Implement and maintain an Erosion and sediment control (ESC) management 
plan on-site for the duration of the operational and/or building works, and until 
all exposed soil areas are permanently stabilised (e.g. turfed, hydromulched, 
concrete, landscaped).

4.4 Car Parking/Internal Driveways

The applicant/developer must ensure the development is provided with on-site 
car parking spaces in generally in accordance with Drawing DA02 Revision 1, 
which are available solely for the parking of vehicles associated with the use of 
the premises. All car parking spaces, and internal driveways must be concrete, 
bitumen or asphalt sealed and appropriately drained prior to the commencement 
of the use and to the satisfaction of Council's delegated officer.

All car parking spaces, and internal driveways must be constructed in compliance 
with the following standards, to the satisfaction of Council's delegated officer:

- Australian Standard AS2890:1 Off Street Parking – Car Parking Facilities;

- Australian Standard AS1428:2001 – Design for Access and Mobility.

4.5 Landscaping & Fencing

4.5.1 Complete landscaping of the development as shown on the approved 
Mareeba Aged Care - Design Development (1907-038-SD-L1.01_Rev2 & 
1907-038-SD-L2.01_Rev2), prepared by Landplan Landscape Architecture, 
dated 13 December 2019.

4.5.2 The landscaping of the site must be carried out in accordance with the 
approved landscaping plan, irrigated and maintained for the life of the 
development to the satisfaction of Council’s delegated officer.

4.5.3 Boundary fencing, in accordance with Drawing DA02 Revision 1, must be 
erected prior to the commencement of the use.

Version: 2, Version Date: 21/07/2020
Document Set ID: 3835171



Ordinary Council Meeting Agenda 15 July 2020

Item 8.5 Page 5

4.5.4 All fencing must be maintained in good order and safe repair for the life 
of the development, to the satisfaction of Council's delegated officer.

4.6 Lighting

Design and install all external lighting in accordance with AS4282 – Control of the 
obtrusive effects of outdoor lighting so as not to cause nuisance to residents or 
obstruct or distract pedestrian or vehicular traffic.

4.7 Water Supply

Where the existing reticulated water supply does not currently service the site or 
is not at an adequate capacity, the developer is required to extend or upgrade 
the reticulated water supply infrastructure to connect the site to Council’s 
existing infrastructure at a point that has sufficient capacity to service the 
development in accordance with FNQROC Development Manual standards (as 
amended).

If a new or upgraded water service connection is required to service the 
development, it must be provided in accordance with FNQROC Development 
Manual standards (as amended) to the satisfaction of Council’s delegated officer.

4.8 Sewerage Connection

The developer must connect the proposed development to Council’s reticulated 
sewerage system in accordance with FNQROC Development Manual standards 
(as amended) to the satisfaction of Council’s delegated officer.

Where sewerage connections are not available to the site, or where existing 
connections are not satisfactory for the proposed development, the developer is 
required to extend or upgrade the reticulated sewerage infrastructure to connect 
the site to Council’s existing infrastructure at a point that has sufficient capacity 
to service the development in accordance with FNQROC Development Manual 
standards (as amended).

(D) ASSESSMENT MANAGER’S ADVICE

(a) An Adopted Infrastructure Charges Notice has been issued with respect to the 
approved development. The Adopted Infrastructure Charges Notice details the type of 
infrastructure charge/s, the amount of the charge/s and when the charge/s are 
payable. 

(b) The Adopted Infrastructure Charges Notice does not include all charges or payments 
that are payable with respect to the approved development. A number of other charges 
or payments may be payable as conditions of approval. The applicable fee is set out in 
Council’s Fees & Charges Schedule for each respective financial year.

(c) Water Meters/Water Service Connection

Prior to the water service connection works commencing and the installation of the 
meters by Council, an application for a Plumbing Compliance Permit is required to be 
submitted with detailed hydraulic drawings. The cost of the required water connection 
and meter (capping of any existing meter may be required) will be determined based 
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upon the approved hydraulic drawings at the time of lodgement of a Water Quotation 
Request.

(d) Property Connection to existing sewer main (house connection branch installation)

Prior to the property connection to the existing sewer main commencing, a request for 
a Property Connection Quotation must be lodged with Council. The cost of the required 
property connection will be determined based upon the assessment of the Property 
Connection Quotation Request.

(e) Food Premises

Premises proposed for the storage and preparation, handling, packing or service of 
food must comply with the requirements of the Food Act 2006.

(f) A Trade Waste Permit will be required prior to the commencement of use.

(g) Compliance with applicable codes/policies

The development must be carried out to ensure compliance with the provisions of 
Council’s Local Laws, Planning Scheme Policies, Planning Scheme and Planning Scheme 
Codes to the extent they have not been varied by a condition of this approval. 

(h) Compliance with Acts and Regulations

The erection and use of the building must comply with the Building Act and all other 
relevant Acts, Regulations and Laws, and these approval conditions.

(i) Environmental Protection and Biodiversity Conservation Act 1999

The applicant is advised that referral may be required under the Environmental 
Protection and Biodiversity Conservation Act 1999 if the proposed activities are likely 
to have a significant impact on a matter of national environmental significance. Further 
information on these matters can be obtained from www.environment.gov.au.

(j) Cultural Heritage

In carrying out the activity the applicant must take all reasonable and practicable 
measures to ensure that no harm is done to Aboriginal cultural heritage (the “cultural 
heritage duty of care”). The applicant will comply with the cultural heritage duty of care 
if the applicant acts in accordance with gazetted cultural heritage duty of care 
guidelines. An assessment of the proposed activity against the duty of care guidelines 
will determine whether or to what extent Aboriginal cultural heritage may be harmed 
by the activity. Further information on cultural heritage, together with a copy of the 
duty of care guidelines and cultural heritage search forms, may be obtained from 
www.datsip.qld.gov.au.

(E) REFFERAL AGENCY CONDITIONS

State Assessment and Referral Agency conditions dated 26 June 2020.
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(F) RELEVANT PERIOD

When approval lapses if development not started (s.85)

 Material Change of Use – six (6) years (starting the day the approval takes effect);

(G) OTHER NECESSARY DEVELOPMENT PERMITS AND/OR COMPLIANCE PERMITS

• Development Permit for Building Work

(H) OTHER APPROVALS REQUIRED FROM COUNCIL

• Compliance Permit for Plumbing and Drainage Work
• Access approval arising from condition number 4.1

2. That an Adopted Infrastructure Charges Notice be issued for the following infrastructure 
charge/s for:

Development Type Charge Rate Measure Charge Credit Balance

per m2 
GFA $ $ $

Essential Services 
(residential care 
facility)

$96.35 4,126m2 $397,540.00 $19,280.00 $378,260.00

TOTAL CURRENT AMOUNT OF CHARGE $378,260.00

THE SITE

The subject site is situated at 2-18 Haren Street, Mareeba, and is described as Lot 1 on SP298397. 
The site is generally triangular in shape, has a total area of 2.893 hectares and is zoned Low Density 
Residential under the Mareeba Shire Council Planning Scheme 2016.

The site has approximately 314 metres of frontage to the Mareeba Connection Road, 210 metres 
frontage to Haren Street, 20 metres frontage to Constance Street and 15 metres frontage to Antonio 
Drive. All frontage roads are constructed bitumen sealed roads of varying widths. Informal access 
to the site is available from Antonio Drive and the Mareeba Connection Road.

The site is unimproved with sparse vegetation remaining over its full extent. The site falls gently 
from the Mareeba Connection Road frontage towards the north-eastern corner.

Council sewerage infrastructure (gravity sewer main & rising main) traverses along the eastern 
boundary of the subject land and is protected by an easement. All urban services are established in 
proximity to the subject land.

The majority of neighbouring allotments are zoned Low Density Residential and are predominantly 
used for single dwelling houses. The Department of Natural Resources, Mines and Energy (Mareeba 
Office) is located directly to the north-east of the subject land.
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Map Disclaimer:
Based on or contains data provided by the State of Queensland (Department of Environment and Resource Management) (2009). In 
consideration of the State permitting use of this data you acknowledge and agree that the State gives no warranty in relation to the 
data (including accuracy, reliability, completeness, currency or suitability) and accepts no liability (including without limitation, 
liability in negligence) for any loss, damage or costs (including consequential damage) relating to any use of the data. Data must not 
be used for direct marketing or be used in breach of the privacy laws.

Map Disclaimer:
Based on or contains data provided by the State of Queensland (Department of Environment and Resource Management) (2009). In 
consideration of the State permitting use of this data you acknowledge and agree that the State gives no warranty in relation to the 
data (including accuracy, reliability, completeness, currency or suitability) and accepts no liability (including without limitation, 
liability in negligence) for any loss, damage or costs (including consequential damage) relating to any use of the data. Data must not 
be used for direct marketing or be used in breach of the privacy laws.
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BACKGROUND AND CONTEXT

Nil

PREVIOUS APPLICATIONS & APPROVALS

Nil

DESCRIPTION OF PROPOSED DEVELOPMENT

The development application seeks a Development Permit for Material Change of Use - Residential 
Care Facility (120 Beds) in accordance with the plans shown in Attachment 1.

The following is a summary of the proposed development provided by the applicants:

"The Applicant is a significant provider of purpose-built aged care facilities across Australia, 
and in particular, north Queensland, with several facilities currently constructed and 
operational in the Cairns region. Assessment by the Applicant has determined a need exists in 
the Mareeba area (and surrounds) for residential aged care.

Due to the size of the facility, site options are limited. The site was chosen due to its size, 
proximity to the town centre of Mareeba and adjacent and easily accessible transport 
infrastructure.

The proposed development will be of a nature, size and scale akin to the other, recently 
completed similar aged care facilities in the Cairns region and will focus on predominantly ‘high 
care’ accommodation.

The proposed development will generally include the following elements:

• Single storey with a maximum height of approximately 6.34m above ground level;

• A total building footprint of 7,630m² and a site coverage of 26%;

• 120 rooms (with several differing rooms types) each with their own ensuite, spread 
between five (5) ‘wings’;

• Several communal lounges, activity rooms and dining areas;

• Doctor and nursing facilities;

• A library, hairdresser, café, and a chapel;

• Two (2) kitchens for the on-site provision of all meals;

• Back of house (laundry, linen, staff rooms etc.);

• Reception, concierge and entry foyer;

• Offices for staff;

• Meeting rooms;

• Central, outdoor courtyards and gazebos;

• Entry signage;

• Landscaping and the removal of all existing trees from within the development 
footprint, generally as shown on the Landscape Plan in Attachment 11; and

• A mix of boundary and internal fencing, inclusive of 1.8m and 1.4m high Colourbond fencing 
and 1.4m high ‘pool’ style fencing;"
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REGIONAL PLAN DESIGNATION

The subject site is included within the Urban Footprint land use category in the Far North 
Queensland Regional Plan 2009-2031. Mareeba is identified as a Regional Activity Centre in the 
Regional Plan. The Regional Plan Map 3- ‘Areas of Ecological Significance’ also identifies the site as 
containing:

• Terrestrial Area of General Ecological Significance

PLANNING SCHEME DESIGNATIONS

Planning Scheme Definitions

The proposed use is defined as:

RELEVANT PLANNING INSTRUMENTS

Assessment of the proposed development against the relevant planning instruments is summarised 
as follows:

(A) Far North Queensland Regional Plan 2009-2031

Strategic Framework:

Land Use Categories
 Residential Area

Transport Elements
 State Controlled Road
 Principal Cycle Route

Zone: Low Density Residential Zone

Overlays:

 Airport Environs Overlay
 Bushfire Hazard Overlay
 Residential Dwelling House and 

Outbuilding Overlay Code
 Transport Infrastructure Overlay

Column 1
Use

Column 2
Definition

Column 3
Examples include

Column 4
Does not include the 
following examples

Residential Care Facility A residential use of 
premises for supervised 
accommodation where 
the use includes medical 
and other support 
facilities for residents 
who cannot live 
independently and 
require regular nursing 
or personal care.

Convalescent home, 
nursing home

Community residence, 
dwelling house, dual 
occupancy, hospital, 
multiple dwelling, 
retirement facility
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Separate assessment against the Regional Plan is not required because the Mareeba Shire Council 
Planning Scheme appropriately advances the Far North Queensland Regional Plan 2009-2031, as it 
applies to the planning scheme area.

(B) State Planning Policy

Separate assessment against the State Planning Policy (SPP) is not required because the Mareeba 
Shire Council Planning Scheme appropriately integrates all relevant aspects of the SPP.

(C) Mareeba Shire Council Planning Scheme 2016

Relevant Developments Codes

The following Development Codes are considered to be applicable to the assessment of the 
application:

6.2.6 Low density residential zone code
8.2.2 Airport environs overlay code
8.2.3 Bushfire hazard overlay code
8.2.10 Residential dwelling house and outbuilding overlay code
8.2.12 Transport infrastructure overlay code
9.3.1 Accommodation activities code
9.4.2 Landscaping code
9.4.3 Parking and access code
9.4.5 Works, services and infrastructure code

The application included a planning report and assessment against the planning scheme. An officer 
assessment has found that the application satisfies the relevant acceptable solutions (or probable 
solutions/performance criteria where no acceptable solution applies) of the relevant codes set out 
below, provided reasonable and relevant conditions are attached to any approval.

Relevant Codes Comments

Low Density Residential 
Zone Code

The application complies with applicable acceptable/probable 
solutions/performance criteria apart from the following:
• PO4/AO4

• PO5/AO5

Refer to planning discussion section of report.

Airport Environ Overlay 
Code

The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).

Bushfire Hazard Overlay 
Code

The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).

Residential Dwelling 
House and Outbuilding 
Overlay Code

The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).
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Transport Infrastructure 
Overlay Code

The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).

Accommodation Activities 
Code

The application complies with applicable acceptable/probable 
solutions/performance criteria apart from the following:
• PO4/AO4.1

Refer to planning discussion section of report.

Landscaping Code The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).

Parking and Access Code The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).

Works, Services and 
Infrastructure Code

The application can be conditioned to comply with the code's 
relevant acceptable outcomes and/or performance outcomes 
(where no acceptable outcome is provided).

(D) Planning Scheme Policies/Infrastructure Charges Plan

The following planning scheme policies are relevant to the application:

Planning Scheme Policy 4 - FNQROC Regional Development Manual

A condition will be attached to any approval requiring all development works be designed and 
constructed in accordance with FNQROC Development Manual standards.

(E) Adopted Infrastructure Charges Notice

The Mareeba Shire Council Adopted Infrastructure Charges Resolution (No. 1) 2020 - Table 1 places 
a residential care facility into the Essential Services category.

The charge rate for an Essential Services use is $96.35 per m2 of gross floor area (GFA).

The Mareeba Shire Council Planning Scheme 2016 defines GFA as:

The total floor area of all storeys of a building (measured from the outside of the external walls 
or the centre of a common wall), other than areas used for the following:

(a) building services, plant and equipment

(b) access between levels

(c) ground floor public lobby

(d) a mall

(e) the parking, loading and manoeuvring of motor vehicles

(f) unenclosed private balconies whether roofed or not.
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The calculated GFA for the proposed development is 4,126m2 (2,293m2 age care rooms, 1,833m2 
other area). This calculation has been reasonable in the application of the GFA exemptions outlined 
in (a) to (f) above.

Based on the above charge rate, the adopted infrastructure charge for the development is as 
follows:

Development Type Charge Rate Measure Charge Credit Balance

per m2 
GFA $ $ $

Essential Services 
(residential care 
facility)

$96.35 4,126m2 $397,540.00 $19,280.00 $378,260.00

TOTAL CURRENT AMOUNT OF CHARGE $378,260.00

REFERRAL AGENCY

The application triggered referral to the State Assessment and Referral Agency (SARA) as a referral 
agency for State controlled road infrastructure.

SARA advised in a letter dated 26 June 2020 that they require the conditions to be attached to any 
approval (Attachment 2).

Internal Consultation

Technical Services, Water & Waste.

The proposed development has been calculated to equate to 127 Equivalent Persons (EP) for water 
and sewerage demand purposes. Council's Water & Waste Engineer confirms that the existing sewer 
and water reticulation infrastructure is able to accommodate the additional 127 EP.

PLANNING DISCUSSION

Noncompliance with the relevant acceptable outcomes of the following development codes is 
discussed below. Where the development cannot comply with an acceptable outcome, it is 
considered compliance with the higher order specific outcome can be achieved.

Low Density Residential Zone Code

Accommodation density
PO4
The density of Accommodation activities: 
(a) contributes to housing choice and affordability;
(b) respects the nature and density of surrounding land use;
(c) does not cause amenity impacts beyond the reasonable expectation of accommodation density 

for the zone; and
(d) is commensurate to the scale and frontage of the site.
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AO4
Development provides a maximum density for Accommodation activities in compliance with Table 
6.2.6.3B

Comment

The site has an area of 28,930m2 and the proposed facility includes 120 single accommodation units 
(beds), resulting in a density of 1 unit per 241m2 of site area, which is non-compliant with the 
required 250m2 of site area per unit outlined in Table 6.2.6.3B.

Notwithstanding the minor noncompliance with AO4, the proposed development satisfies PO4.

PO5
The density of Accommodation activities: 
(a) contributes to housing choice and affordability;
(b) respects the nature and density of surrounding land use;
(c) does not cause amenity impacts beyond the reasonable expectation of accommodation density 

for the zone; and

AO5
Gross floor area does not exceed 600m2.

Comment

The acceptable solution figure of 600m2 is based on the premise that the development site is a 
typical 1,012m2 allotment. This would equate to a 60% site coverage.

The proposed development has a total building footprint of 7,630m² and the site has an area of 
28,930m2. The proposed development equates to a site coverage percentage of 26.4%, well below 
the 60% maximum intended by AO5.

The proposed development is an efficient and balanced use of the site.

Accommodation Activities Code

PO4
Accommodation activities are provided with sufficient private and communal open space areas 
which:
(a) accommodate a range of landscape treatments, including soft and hard landscaping;
(b) provide a range of opportunities for passive and active recreation;
(c) provide a positive outlook and high quality of amenity to residents; 
(d) is conveniently located and easily accessible to all residents; and
(e) contribute to an active and attractive streetscape.

AO4.1
Development, except for Caretaker’s accommodation, Dwelling house, Dual occupancy or Home 
based business, includes communal open space which meets or exceeds the minimum area, 
dimension and design parameters specified in Table 9.3.1.3C.

Comment

The proposed development is for a residential care facility.
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Whilst the proposed development will not provide all the communal open space requirements 
specified by Table 9.3.1.3C, it will provide sufficient facilities for the residents.

"The proposed development is a purpose built complex for a specific demographic, i.e., elderly 
persons who need a specific level of care and is akin to various other examples of similar 
development undertaken by the Applicant across Australia. Based on previous examples, the 
Applicant is aware of the key elements that need to be included to ensure a successful and 
functional operation. Accordingly, the proposed development will be designed to suitably 
accommodate all resident’s needs.

With this in mind, it is not considered all the open space requirements are, nor should they 
necessarily be applicable."

Hard and soft landscape treatments will be implemented throughout the proposed development.

Indoor lounge, TV and activity areas, internal, albeit outdoor courtyards and the wider grassed 
outdoor grounds (playgrounds and gazebos etc.) will provide ample opportunity for a variety of 
recreational pursuits for both residents and their families when visiting.

All recreational areas will be of a high quality and provide high levels of amenity

Numerous indoor recreation and outdoor courtyards are proposed, ensuring both indoor and 
outdoor recreation opportunities are provided to and easily accessible by each resident.

The proposed landscape design demonstrates that the proposed development will not have a 
negative impact on the surrounding streetscapes.

The development complies with PO4.
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