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AGENDA ITEMS

5.1

APPLICATION UNDER COOK SHIRE COUNCIL'S 2007 SUPERSEDED PLANNING SCHEME FOR
A DEVELOPMENT PERMIT - DA/3796 - RECONFIGURATION OF LOT 4 ON PLAN MPH22174
LOCATED AT 25 TAYLOR STREET, COEN INTO TWO (2) LOTS.

File Number:

D17/14327

Author:

Reel Planning Pty Ltd

Authoriser:

Lisa Miller, Manager, Planning & Environment

Attachments:

1
2
3

Appendix 'A' - DA/3796 Approved Plan.
Appendix 'B' - DA/3796 - Concurrence Agency Response
Appendix 'C' - DA/3796 - Infrastructure Charges Schedule

PRECIS
Applicant:
Cook Shire Council
c/- Planz Town Planning Pty Ltd
PO Box 181
EDGE HILL QLD 4870
Owner:
Cook Shire Council
Location:
25 Taylor Street, Coen
Real Property Description:
Lot 4 on Plan MPH22174
Area:
2,023 square metres
Zone:
Village Zone (2007 Planning Scheme)
Proposed Use:
Development Permit for Reconfiguration of a Lot (one lot into two lots)
Referral Agencies:
Department of Infrastructure Local Government and Planning (SARA)

Item 5.1
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REPORT
Application was lodged with Council on the 18 July 2017 for the issue of a Development Permit for
Reconfiguration of a Lot (1 lot into 2 lot subdivision). The application was submitted for
consideration under the superseded Cook Shire Planning Scheme 2007. A confirmation notice was
issued by Council on the 26 July 2017 identifying the Department of Infrastructure, Local
Government & Planning (DILGP) as a concurrence agency, triggered by the frontage of the site to a
State controlled road (Taylor Street).
Council officers determined that they had sufficient information to assess the application and an
information request was not issued. A concurrence agency response was issued by DILGP on 6
September 2017 which approved the development subject to conditions relating to the location of
the road accesses onto Taylor Street.
PROPOSAL
The application is for a Development Permit for Reconfiguring a Lot (1 into 2 Lots) to create one
additional allotment for the future use of the State Government for housing purposes. Proposed
Lot 4 is 917m2 and proposed Lot 5 is 1,020m2. The development seeks to retain the existing
driveway to Lot 5, with a new access location proposed for Lot 4 at the eastern side of the lot
frontage as specified in the Concurrence Agency response from DILGP.

Figure 1: Proposal Plan

Item 5.1

Page 5

PLANNING AND ENVIRONMENT STANDING COMMITTEE MEETING AGENDA

4 OCTOBER 2017

THE SITE
The site is a single lot with an area of 2,023m2 and a rectangular shape (refer to figure 2 below).
The property contains two single storey buildings, a range of outbuildings and a hardstand area
which is accessed via Taylor Street. The area included in proposed Lot 4 is currently vacant.
Land surrounding the site is characterised by low density residential dwellings and a range of
small-scale commercial/retail uses and short-term accommodation. As shown in the image below,
the immediate pattern of freehold land parcels surrounding the site generally range from 1,000m 2
to 2,000m2. To the south of the site is Coen State School and a number of properties used for
community purposes in reserve land tenure.

Figure 2: Site and Surrounds
TOWN PLANNING CONSIDERATIONS
1. STATUTORY
As noted above, the application is made under the superseded 2007 Planning Scheme in
accordance with section 29 of the Planning Act 2016 and Part 2, Division 3 of the Planning
Regulation 2017. In accordance with section 29 (11) of the Act, Council must assess the application
as though the superseded scheme is in effect. The subject lot is located within the Village Zone
under the Cook Shire Planning Scheme 2007.

Item 5.1
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*Note:
Village Zone shown in Blue above.
Under this scheme, an application for Reconfiguring a Lot requires Code Assessment. The
following codes are applicable to this application:
o
o
o
o

Village Zone Code;
Reconfiguring A Lot Code
Works Services & Infrastructure Code; and
Natural Hazards Code
2. CODES

(i)
Village Zone Code
The overall outcomes of the Village Zone Code are:
o The Village Zone provides for a range of commercial, retail and community land uses as
well as low density residential use;
o Employment generating activities are appropriately located to support the local community
without detrimentally impacting upon the amenity of the township;
o Subdivision of Village zoned land only occurs where there is a demonstrated community
need; and
o The design of buildings and structures is sympathetic to the existing character and the
natural setting of the township.
Response
The proposal is considered to comply with these overall outcomes in that:
 The proposal seeks to create an additional lot for future residential development;
 The proposed lots are appropriately located and the subdivision (and likely future use of
the lot ) is unlikely impact upon the amenity of the Coen township;
 The subdivision is occurring to facilitated a demonstrated need for additional government
housing; and
Item 5.1
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 The proposed development does not involve any new buildings or structures
An assessment of the proposal against the Performance Criteria of the Rural Zone Code is provided
below:
Performance Criteria
Land Use
PC 1 Residential uses are supported by a mix
of commercial, community, recreation and
industry uses where of a nature and scale that
does not undermine the residential amenity.

Scale and Density
PC 2 The scale and design of buildings is
consistent with the existing area.
PC 3 Buildings are consistent in height and
bulk with the existing pattern of construction.

Proposal Compliance
The proposal is for subdivision so the outcome
sought by PC1 is not compromised. It is
nevertheless understood that the proposed
end use is for government housing at a
relatively low density which is unlikely to
undermine existing or future residential
amenity.

Not Applicable. No buildings are proposed as
part of this application.
Not Applicable.

Amenity and Setbacks
PC 4 High standards of residential amenity and Not Applicable. No buildings are proposed as
landscaping are maintained and new buildings part of this application.
are setback from boundaries so as to minimise
adverse impacts on the amenity of adjoining
sensitive uses and the streetscape.
PC 5 Privacy of adjoining residents is protected Not Applicable.
such that where windows of commercial uses
look directly into a bedroom or living area of
an adjoining dwelling unit, effective visual
screening is provided (eg fixed screens or
panels).
Design
PC 6 New buildings and structures are
designed to:
- Provide a high level of visual appeal;
- To be in keeping with the predominate
character of the area;
- Ensure that walls facing the street frontage
are articulated and punctuated by windows
and doors (ie. long expanses of blank and/or
flat walls are unacceptable); and
- Ensure that the street frontage and internal
Item 5.1

Not Applicable. No buildings are proposed as
part of this application.
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Performance Criteria
car parking areas are well capable of
surveillance from dwelling unit(s) located on
the site.

Proposal Compliance

PC 7 Non-residential uses provide appropriate
weather protection for pedestrians.

Not Applicable.

PC 8 Effective landscaping is employed to
provide an attractive presentation to the
street.

Not Applicable.

PC 9 Safe and efficient vehicle movements are
facilitated.

Complies. The proposed lots provide a
sufficient width and frontage for an
appropriate vehicular access.
The location of a road access to each lot has
been conditioned in in the DILGP Concurrence
Agency Response (Appendix C).

PC 10 Waste material is stored so as not to be
unslightly and so as to be conveniently
collected.

Not Applicable.

PC 11 Waste material is stored so as to ensure
adequate containment and retention of waste
material.

Not Applicable.

Erosion Prone Land
PC 12 In an Erosion Prone Area, there are no
adverse impacts on habitat, soil cover or
water quality and no significant threats to
public safety, infrastructure integrity or the
economic value of the Erosion Prone Area.
Acid Sulfate Soils
PC 13 Natural or built environments and
human health are not harmed by the
production of acid leachate resulting from
disturbance of potential and/or actual acid
sulfate soil by:
 Avoiding disturbance of such areas; or
 Treating and managing the disturbance to
minimise the volume of acidic leachate
within manageable levels, and
 Treating and managing surface and
groundwater flows from areas of acid
sulfate soils to minimise environmental
harm.
Item 5.1

The site is not in an erosion prone area.

The proposal does not affect any land at or
below 5m AHD so will not have any effect on
Acid Sulphate Soils.
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Pest Management
PC 10 Movement of State Declared or
environmental pest plants and pest animals is
prevented by:
 Not introducing any new declared or
environmental pest plants or animals on to
the property; and
 Not allowing seed or plant parts of
declared or environmental pest plants to
leave the property.

4 OCTOBER 2017

Proposal Compliance
The applicant will be conditioned (as part of
this application or a later application for
building or operational work) to prepare a
management plan dealing with State Declared
or environmental pest plants.

(ii)
Reconfiguring a Lot Code
The overall outcomes of the Reconfiguring a Lot code seek to achieve the following:
o New lots are to be suitable for their intended use and appropriately designed and sited
given the local landscape and topography;
o The layout represents an efficient use of the land;
o Suitable areas of public open space are provided in association with new lots;
o Reconfiguration does not impact on the Shire’s water resources;
o The long term productive use of good quality agricultural land is not compromised; and
o The road design provides for the convenient and safe movement of people and vehicles.
Response
The proposal is considered to comply with these overall outcomes in that:
 The proposed lots are of an appropriate size for the likely future residential use and are
suitable having regard to the land characteristics and surrounding subdivision pattern;
 The subdivision layout contributes to the efficient use of the land by facilitating future
development on a regular shaped and adequately sized allotment;
 A subdivision of this size does not warrant provision of public open space;
 The subdivision will not adversely impact on the Shire’s water resources;
 The land is not identified as Good Quality Agricultural Land; and
 Access for the proposed lots can be conditioned to provide for the convenient and safe
movement of people and vehicles.
The following performance criteria are relevant to the assessment of the application:
PC1- Land configuration – PC 1 Lots have adequate area and appropriate dimensions for their
intended use and good quality agricultural land is not lost to production through its fragmentation
into economically unviable units, unless over-riding public benefit can be demonstrated.
The proposed lots meet the minimum area of 800m 2 identified for the Village Zone. However,
proposed Lot 4 has a frontage of only 18.24m which is below the minimum lot frontage of 20m.
When assessed against PC1, this dimension is considered sufficient to provide for the intended use
and future vehicular access. It is noted that there are no impediments that prevent construction
Item 5.1
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over the full width (such as existing infrastructure or vegetation). It is also noted the proposal will
not result in the loss of good quality agricultural land through fragmentation.
PC2 - Subdivision Design – PC2 requires practical access to the external road system. In this case,
proposed Lot 4 will be provided with a new access to Taylor Street (in accordance with the
approval from DILGP) and the existing access to Lot 5 is retained. Conditions can be imposed to
ensure that the crossover to lot 4 is constructed to an appropriate standard.
PC8- Public Open Space –No dedication is warranted as part of this application.
PC10- Acid Sulphate Soils – PC10 seeks to ensure that the surrounding environment and human
health is not damaged by the production of acid leachate resulting from soil disturbance. In this
instance, the site is not affected by any known acid sulphate soils.
(iii)

Works, Services and Infrastructure Code

This code seeks to ensure infrastructure is designed and constructed to a suitable standard and
that works, services and infrastructure do not cause environmental degradation or increase the
risk of natural hazards.
Specific performance criteria within this code of relevance to this application include:
 PC1 requires that sites within Council’s reticulated water area are connected to the water
supply system. In this case the development is located within the mapped Coen
water/sewerage area and can be conditioned to ensure that a reticulated water
connection is provided.
 PC3 deals with the appropriate treatment and disposal of sewerage. As stated above, the
site sits within the Coen water/sewerage area and a condition can be applied to ensure
that the lots are provided with a reticulated sewerage connection.
 PC6 requires that land is provided with a suitable electricity supply. In this case it is
understood that the site has access to overhead electricity at Taylor Street. A condition can
be applied to ensure that proposed Lot 4 is provided with a reliable electricity connection.
 PC8 deals with upgrading the road frontage and access. As stated in response to the
Reconfiguring a Lot Code, a new access location is proposed for proposed Lot 4, with an
existing driveway retained for Lot 5. The new access for Lot 4 can be conditioned to ensure
compliance with Council standards.

(iv)

Natural Hazards Code

The overall outcomes for the Natural Hazards Code seek to ensure that development is compatible
with natural hazards in affected areas of the shire, with impacts on existing developed areas to be
minimised and ensuring that development does not materially increase the extent or the severity
Item 5.1
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of natural hazards. In this case there are no identified landslide, bushfire or flooding hazards
affecting the site. Therefore, no further assessment against the Natural Hazards code is required.
3. PUBLIC NOTIFICATION
Public notification was not required for this application as was subject to code assessment.

Item 5.1
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RECOMMENDATION
1. That the application by Cook Shire Council c/o Planz Town Planning Pty Ltd for the Reconfiguration
of Lot 4 on MPH22174 into two (2) lots be approved, subject to the conditions listed below.
2. That the following reasons for the decision be included on the notice on Council’s website (as required
by section 63(4) of the Planning Act 2016) in the event that Council decides to approve the application:
a) An assessment was made against the applicable assessment benchmarks and the proposed
development demonstrated compliance.
b) The proposed subdivision complies with the minimum lot size for the Village Zone and will
create a usable allotment without compromising the amenity of surrounding land.
A. Assessment Manager (Council) Conditions
Approved Plan
1) The development must be carried out generally in accordance with Plan No. IS270647 – Plan of
Identification Survey of Lot 4 on MPH22174, prepared by Veris, dated 21 June 2017, except for any
variation required to comply with these Conditions of approval.
Access
2) Access to proposed Lot 4 must be in accordance with the requirements of the DILGP Concurrence
Agency response dated 6 September 2017 (refer Appendix B), and must be constructed prior to the
endorsement of the plan of survey. Access from the property boundary to the existing bitumen
road pavement must be bitumen or concrete sealed and constructed to the requirements of the
FNQROC Manual.
Stormwater
3) Storm water must be directed to a legal point of discharge to the satisfaction of Council’s Director
Infrastructure Services.
Operational Works

4) Prior to the commencement of construction of external works, an application must be submitted
for a development permit for Operational Works for the following:
 Access including ancillary stormwater drainage (see Condition 2); and
 Erosion and sediment control plan for access works
This application will need to include plans prepared by a Registered Professional Engineer
Queensland in accordance with FNQROC Manual and are to be to the satisfaction of Council’s
Director Engineering Services.
Council will require that one (1) copy of the design drawings be submitted to Council for
preliminary assessment. Three (3) copies of the final design are to be submitted to Council for
approval prior to the commencement of the works. On completion of the works, the Council shall
require a Certificate of Completion from a Registered Professional Engineer.

Item 5.1
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Effluent Disposal
5) Each proposed lot must be provided with a reticulated sewerage connection in accordance with the
requirements of the FNQROC Manual at no cost to Council.
Water Supply
6) Each proposed lot must be provided with a reticulated water connection in accordance with the
requirements of the FNQROC Manual at no cost to Council.
Electricity Supply
7) Each proposed lot must be connected to the reticulated electricity supply. A Certificate of
Electricity Supply from Ergon Energy must be provided to Council by the applicant, prior to Council
endorsement of the Plan of Survey.
Telecommunication Supply
8) Evidence from the relevant telecommunication service provider that the telecommunications
services can be made available to the proposed lots must be submitted to Council prior to
endorsement of the Survey Plan.
Public Utilities
9) The developer is responsible for the cost of any alteration to public utilities as a result of complying
with conditions of this approval.
10) Utilities design must be in accordance with the FNQROC Development Manual D8 Operational
Works Design Guidelines “Utilities”.
Compliance
11) All conditions of this development permit must be complied with prior to the Plan of Survey being
submitted to Council for endorsement.
Outstanding Charges
12) All rates, service charge, interest and other charges levied on the land are to be paid prior to
council endorsement of the Plan of Survey.
Infrastructure Charges
13) Infrastructure charges must be paid to Council prior to Council endorsement of the Plan of Survey
as indicated on the attached Adopted Infrastructure Charges Notice at the rate applicable at the
time of payment.

Item 5.1
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Signing and Sealing
14) The reconfiguration of a lot approved authorized by this Development Permit must be completed
and the Plan of Survey submitted to Council for endorsement within four (4) years from the
commencement of this approval or this approval will lapse.
B. Concurrence Agency (Department of Infrastructure Local Government and Planning) Response and
Conditions (Appendix ‘B’)
See attached Concurrence Agency Response with Conditions from the Department of Infrastructure, Local
Government and Planning dated 06th September 2017.
C. Advice (Council)
The applicant be advised that a further Development Permit is required for carrying out Building works and
a Plumbing and drainage approval/compliance permit is required for Plumbing and Drainage works prior to
any construction associated with this development.

Item 5.1
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‘Appendix C’
Our ref: DA/3796
Your ref:

27 September 2017
Cook Shire Council
c/- Planz Town Planning Pty Ltd
PO Box 181
EDGE HILL QLD 4870
Attention: Susie Lord
Dear Ms Lord

ADOPTED INFRASTRUCTURE CHARGES NOTICE
DEVELOPMENT APPLICATION DA/3796
25 TAYLOR STREET, COEN
Proposal:

Reconfiguring a Lot (1 into 2 lot subdivision)

Applicant:

Cook Shire Council
c/- Planz Town Planning Pty Ltd
PO Box 181
EDGE HILL QLD 4870

Location of Site:

25 Taylor Street, Coen 4892

Real Property Description:

Lot 4 on MPH 22174

Type of Development:

Reconfiguring a Lot

Item 5.1- Attachment 3
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Class
Reconfiguring a
Lot
(Water
Supply)
Reconfiguring a
Lot (Sewerage)
Reconfiguring a
Lot (Transport)
Reconfiguring a
Lot
(Stormwater)

Charge

Unit of
Measure

No of Units

OCTOBER

Amount of
Charge

$2,100.00
(Water)

Per Allotment

2

$4,200.00

$2,100.00
(Sewerage)
$2,520.00
(Transport)
$840.00
(Stormwater)

Per Allotment

2

$4,200.00

Per Allotment

2

$5,040.00

Per Allotment

2

$1,680.00

Total Charges $15,120.00
Credit Calculation:
Development
Charge
Class
Reconfiguring a $2,100.00
Lot
(Water (Water)
Supply)
Reconfiguring a $2,100.00
Lot (Sewerage)
(Sewerage)
Reconfiguring a $2,520.00
Lot (Transport)
(Transport)
Reconfiguring a $840.00
Lot
(Stormwater)
(Stormwater)

Unit of
Measure
Per Allotment

No of Units
1

Amount of
Charge
$2,100.00

Per Allotment

1

$2,100.00

Per Allotment

1

$2,520.00

Per Allotment

1

$840.00

Total Credit
Net Adopted Infrastructure Charges Summary:
Total Adopted Charge
Total Credit
$15,120.00
$7,560.00

$7,560.00

Total Infrastructure Charge
$7,560.00

(Note: The Total Infrastructure Charge = Total Charges – Total Credit for Existing Use)
Due Date for Payment:
Payment of the total infrastructure charge must be prior to the sealing of survey
(Reconfiguring a Lot).
Payment Details:
Payment of the adopted infrastructure charge must be made to Cook Shire Council.
Goods and Services Tax
The federal government has determined that rates and utility charges levied by a local
government will be GST free. Accordingly, no GST is included in this infrastructure charge
notice.
Item 5.1- Attachment 3
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Adopted Infrastructure Charge is Subject to Price Variation
The amount of the adopted infrastructure charge is subject to variations in the Consumer
Price Index (C.P.I.). All groups from the reference date stated in this notice until the date the
payment is made.
This notice will lapse if the development approval stops having effect
RIGHTS OF APPEAL:
Pursuant to the provisions of Chapter 6 of The Planning Act 2016, a person may appeal to
the Planning & Environment Court against the decision of this Council.
Please refer to http://www.dilgp.qld.gov.au/planning-reform/resources/legislation.html to
access The Planning Act 2016. Please refer to sections 124, 125 and 229 to 232 which detail
your appeal rights regarding this notice.
Should you require any further information or assistance please contact Council’s Special
Projects Officer (Planning), Mr John Harrison on, (07) 40820500.

Yours faithfully

Tim Cronin
Chief Executive Officer

Item 5.1- Attachment 3
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