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This report is confidential in accordance with section 275 (h) of the Local Government 
Regulation 2012 as it contains information relating to other business for which a public 
discussion would be likely to prejudice the interests of the local government or someone 
else, or enable a person to gain a financial advantage.  

PURPOSE 

The purpose of this report is to: 

present to Council the outcomes from the community consultation of the proposed 
Round 2A Sunshine Coast Planning Scheme 2014 (Major Amendment) - Twin Waters 
West (proposed planning scheme amendment); and 

seek Council’s endorsement to proceed with the proposed planning scheme 
amendment, subject to changes, and to forward to the Planning Minister seeking 
approval to adopt the proposed planning scheme amendment. 

EXECUTIVE SUMMARY 

The proposed Round 2A Sunshine Coast Planning Scheme 2014 (Major Amendment) - Twin 
Waters West was placed on formal community consultation from 26 September to 7 
November 2016.  

During the community consultation period, Council received a total of 629 properly made 
submissions (including 3 petitions with 614 signatories) in relation to the proposed planning 
scheme amendment. 

The key issues raised in submissions included the following:  

support for and against the proposed change in zone from the Rural zone to the 
Emerging community zone; 
requested changes to certain provisions within the proposed planning scheme 
amendment including density controls, open space calculations, buffering requirements, 
flood refuge requirements and building height for multi-unit residential uses; 
concern about: 

the previous development application decision and Court Appeal; 
inconsistency with State planning requirements; 
development/filling in the floodplain and worsening of flooding impacts; 
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impact on coastal processes and coastal resources; 
loss of green space, visual and environmental values; 
loss of habitat and impacts on wildlife;  
impact on traffic and local infrastructure;  
impact on Indigenous cultural heritage; and 
lack of community consultation. 

It is considered that the majority of the concerns raised by submitters are appropriately 
addressed either by existing planning scheme provisions or by the content of the proposed 
planning scheme amendment.   

Attachment 1 - Response to submissions: Twin Waters West, provides a summary of 
submissions and proposed responses and recommendations for all submissions received in 
relation to the amendment.  Where possible, the responses to submissions have been 
addressed through a Key Issues Paper (refer to Attachment 2 – Key Issues Paper: Twin 
Waters West).  It is proposed that each submitter will receive an individual response to their 
submission although the majority of responses will refer directly to the Key Issues Paper. 

Having considered all properly made submissions, the following changes are recommended 
to the publicly notified version of the proposed planning scheme amendment: 

reduce the minimum lot size from 500m2 to 400m2 and limit the proportion of lots less 
than 500m2 to 12% of the total number of lots; 
include a maximum density of 12 lots per hectare for low density residential uses; 
include a maximum density of 40 dwellings per hectare for multi-unit residential uses up 
to a maximum of 15% of the net developable area; 
include a requirement for transport infrastructure to be designed to reflect the amenity 
and character of the existing Twin Waters community (including the provision of generous 
verge widths); 
clarify that the quantum of open space includes all walkable waterfront areas, linear 
parks, conservation areas and buffers; 
include a provision relating to the management of coastal hazards and coastal processes 
to protect land vulnerable to coastal erosion and tidal inundation; 
specify that the minimum 150 metre buffer width to the Maroochy River is to be measured 
from the Highest Astronomical Tide and that some buffer areas may accommodate linear 
open space; 
require a consistent minimum buffer width of 40 metres along the full frontage of the Twin 
Waters West land to the Sunshine Motorway and the proposed Dedicated CAMCOS 
corridor;  
include reference to buffers and separation areas to the Sunshine Motorway and the 
proposed Dedicated CAMCOS corridor to be designed in manner which does not 
compromise appropriate flood solutions; and 
amend the Height of buildings and structures overlay map to provide for a maximum 
height of 12 metres to be allowable in certain parts of the Emerging community zone 
(Twin Waters West) to accommodate multi-unit residential uses, where nominated on an 
approved plan of development. 

Attachment 3 - Explanatory Memorandum: Proposed Sunshine Coast Planning 
Scheme 2014 (Major Amendment) – Twin Waters West and Attachment 4 - Amendment 
Instrument: Proposed Sunshine Coast Planning Scheme 2014 (Major Amendment) –
Twin Waters West provide details on the changes to the proposed planning scheme 
amendment. 
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consultation and therefore do not require re-notification.  The proposed planning scheme 
amendment, with changes, will also remain in compliance with the South East Queensland 
Regional Plan 2009-2031 and the State Planning Policy.

In accordance with Statutory guideline 01/16: Making and amending local planning 
instruments, it is recommended that Council proceed with the proposed Sunshine Coast 
Planning Scheme 2014 (Major Amendment) - Twin Waters West, with changes, and seek the 
Planning Minister’s approval for Council to adopt the proposed planning scheme 
amendment. 

OFFICER RECOMMENDATION 

That Council:

(a) having considered all properly made submissions about the proposed Round 
2A Sunshine Coast Planning Scheme 2014 (Major Amendment) – Twin Waters 
West, decide to proceed with the proposed planning scheme amendment, with 
changes

(b) delegate authority to the Chief Executive Officer to make all decisions to 
progress the proposed Round 2A planning scheme amendment in accordance 
with the Sustainable Planning Act 2009, including authority to 

(i) write to the Minister for Infrastructure and Planning seeking approval to 
adopt the proposed Round 2A planning scheme amendment 

(ii) advise each person in writing who made a properly made submission 
about the proposed Round 2A planning scheme amendment, detailing 
how their submission has been dealt with 

(iii) make terminology or other operational changes, where required, to align 
the proposed Round 2A planning scheme amendment with the New
Planning Act 2016 and 

(c) adopt the Round 2A planning scheme amendment, subject to receiving advice 
from the Minister for Infrastructure and Planning that Council may adopt the 
proposed Sunshine Coast Planning Scheme 2014 (Major Amendment) – Twin 
Waters West

FINANCE AND RESOURCING 

There are sufficient funds allocated in the Planning and Environment Department 2016/2017 
budget for undertaking amendments to the Sunshine Coast Planning Scheme 2014.  If 
Council decides to proceed with the proposed planning scheme amendment, external costs 
related to public notices will be in the order of $5,000 to adopt and commence the proposed 
planning scheme amendment. 

CORPORATE PLAN 

Corporate Plan Goal: A smart economy
Outcome: 1.1 - Strong economic leadership, collaboration and identity
Operational Activity: 1.1.1.4 - Administer the Sunshine Coast Planning Scheme 

including progression of Council nominated investigations and 
priority amendments, responding to changes to Queensland's 
planning legislation and the two year review of the Planning 
Scheme 
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CONSULTATION 

Portfolio Councillor Consultation 

Council officers provided a briefing to the Portfolio Councillor, held on Wednesday 8 
February 2017, on the outcomes of the community consultation of the proposed planning 
scheme amendment. 

Internal Consultation 

An overview of the submissions received during the community consultation period for the 
proposed planning scheme amendment and preliminary recommendations were discussed 
with Councillors at the Land Use Planning Workshop held on 13 February 2017. 

A summary of the outcomes from this workshop relating to Twin Waters West, is as follows: 

Officer recommendations noted. 
Request that proposed planning scheme provisions related to road widths, density and lot 
sizes be reviewed to ensure any future development is compatible with the existing Twin 
Waters development. 
Request for investigation into desirability of walkable waterfront treatments and impacts 
on yield as well as Council future asset maintenance requirements. 
Consider opportunities for more medium density development in areas proximate to 
CAMCOS/Light rail alignment. 
Officer recommendations relating to amendment to be submitted to April Ordinary 
Meeting for Council consideration. 

Consultation has also occurred with relevant internal officers from the following Branches 
within the Planning and Environment Department: 

Transport and Infrastructure Policy, in relation to flooding issues; and 
Environment and Sustainability Policy, in relation to buffer provisions and habitat and 
wildlife issues. 

External Consultation 

The proposed planning scheme amendment was sent to the Department of Local 
Government, Infrastructure and Planning for a first State interest review in late 2015.  In July 
2016, the Planning Minister advised that Council could publicly consult on the proposed 
planning scheme amendment, with no conditions.  

If Council decides to proceed with the proposed planning scheme amendment, the 
amendment will need to be re-submitted to the Planning Minister to seek approval to adopt 
the amendment. 

In response to the consideration of submissions received during the community consultation 
period for the proposed planning scheme amendment, Council officers have undertaken 
further consultation with the following external stakeholders: 

representatives from the Department of Transport and Main Roads and Department of 
Environment and Heritage Protection in relation to the proposed buffers to the Sunshine 
Motorway, proposed Dedicated CAMCOS Corridor and the Maroochy River; and 
Stockland and their consultants in relation to flooding issues. 

Community Engagement 

The proposed planning scheme amendment was subject to public consultation from 26 
September to 7 November 2016. 
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The consultation and communication strategy implemented during the public consultation 
period, included: 

Notice placed in the Sunshine Coast Daily prior to the commencement of the public 
consultation period. 

Media statement issued prior to the commencement of the public consultation period, 
advising of the proposed planning scheme amendment. 

Notice published on Council’s website and a copy placed at Council offices.
Copy of the proposed planning scheme amendment (including a summary information 
sheet on the proposed planning scheme amendment) published on Council’s website and 
made available for viewing at Council’s offices.
Letters sent to directly affected land owners and adjoining land owners advising of the 
proposed planning scheme amendment, including a summary information sheet about 
the proposed planning scheme amendment and public consultation period. 
Emails sent to the Twin Waters Residents’ Association, Pacific Paradise Progress 
Association, North Shore Traders, Marcoola Community Group and Mudjimba Residents 
Association prior to the commencement of the public consultation period, advising of the 
proposed planning scheme amendment and inviting representatives to contact Council 
for a briefing.  A further email was sent at the commencement of the public consultation 
period providing a copy of the Public Notice and summary information sheet.  This initial 
contact was followed up with individual phone calls once the public consultation period 
commenced. 
Newsflash issued to all regular planning scheme users and community members that 
have previously expressed an interest in receiving information about planning and 
development matters. 
Briefings/meetings with community associations and land owners, including: 

Twin Waters Residents’ Association Executive (3 meetings);
Twin Waters Residents’ Association General Meeting; 
Stockland (3 meetings); 
Pacific Paradise Progress Association (2 meetings); 
Sunshine Coast Environment Council and Development Watch; 
Public Meeting (Twin Waters); and 
Individual landowners. 

Various phone, email and counter enquiries. 

During the community consultation period, Council received 629 properly made submissions 
(including 3 petitions with 614 signatories) plus 2 late submissions, in relation to the 
proposed planning scheme amendment for Twin Waters West. 

For each submission, a proposed response has been prepared, including a summary of the 
issues raised in the submission (refer to Attachment 1 - Response to submissions: Twin 
Waters West).  Where possible, the responses to submissions have been addressed 
through a Key Issues Paper (refer to Attachment 2 - Key Issues Paper: Twin Waters 
West).  It is proposed that each submitter will receive an individual response to their 
submission although the majority of responses will refer directly to the Key Issues Paper. 

PROPOSAL 

This report presents to Council the outcomes from the community consultation for the 
proposed Round 2A Sunshine Coast Planning Scheme 2014 (Major Amendment) – Twin 
Waters West.
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Background

At a Special Meeting held on 12 October 2015, Council resolved to delegate authority to the 
Chief Executive Officer to progress a proposed planning scheme amendment in relation to 
Twin Waters West (Council Resolution SM15/24). 

The proposed planning scheme amendment amends the zoning of the majority of the Twin 
Waters West land from the Rural zone to the Emerging community zone and includes the 
Twin Waters West land within the Maroochy North Shore Local plan code and inside the 
Urban Growth Management Boundary.  The proposed planning scheme amendment also 
includes specific provisions in the Maroochy North Shore Local plan code to guide future 
development of the Twin Waters West land for residential purposes and consequential 
amendments to other parts of the planning scheme. 

In accordance with Council resolution SM15/24, on 25 October 2015, a copy of the proposed 
planning scheme amendment was forwarded to the Planning Minister for consideration of 
state interests and to seek approval for Council to proceed to public consultation. 

On 19 July 2016, Council received a letter from the Planning Minister advising that the 
proposed planning scheme amendment had been assessed against the Sustainable 
Planning Act 2009 (SPA), the state interests contained in the State Planning Policy (SPP) 
and the South East Queensland Regional Plan 2009-2031 (SEQ Regional Plan).  The 
Planning Minister was satisfied that the state interests were appropriately reflected in the 
revised version of the proposed planning scheme amendment (issued to the Department on 
16 June 2016) and that Council may proceed to publicly consult on the proposed planning 
scheme amendment, with no conditions. 
   
In accordance with the Planning Minister’s letter and Council resolution SM15/24, the 
proposed planning scheme amendment was placed on community consultation from 26 
September to November 2016. 

Outcomes of Community Consultation and Consideration of Issues 

Council received a total of 629 properly made submissions (plus 2 late submissions) in 
relation to the proposed planning scheme amendment for Twin Waters West.  Of the 629 
submissions, 127 (20%) support the proposed planning scheme amendment and 502 (80%) 
oppose the proposed planning scheme amendment.  Three of the submissions opposed to 
the proposed planning scheme amendment were petitions comprising a total of 614 
signatories.  

Of the 127 submissions in support of the proposed planning scheme amendment, 80 (63%) 
were pro-forma submissions, which also outlined support for the Twin Waters Residents’ 
Association (TWRA) submission and advised that the TWRA had kept them well informed 
over an extended period. 

Some individual submissions outlined that development of the Twin Waters West land would 
provide economic benefits to the area and additional housing opportunities for the North 
Shore locality.  A small number of individual submissions in support, also raised some 
concern about traffic, access and flooding. 

Of the 502 submissions opposed to the proposed planning scheme amendment, 443 (88%) 
were pro-forma submissions.   
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The pro-forma submissions primarily raised objections to: 

the change in zone from Rural to Emerging community, on the basis of visual and 
environmental impacts; 
filling in the Maroochy floodplain, on the basis that it would worsen the effects of flooding 
elsewhere; 
Council favouring an influential developer, particularly when the Sunshine Coast has 
adequate greenfield and infill sites to support future population growth; 
the assumption that the local community endorses the expansion of residential over the 
Twin Waters West land, in particular the assumption that the Twin Waters Residents’ 
Association represents the local community view; and 
Council’s disregard for the State’s requirement that the Twin Waters West site be kept as 
a development-free buffer against future coastal inundation and erosion. 

In addition to the above objections raised in the pro-forma submissions, the following 
additional key concerns were raised: 

contradicts Council’s refusal of a previous development application and Court appeal; 
inconsistent with State planning requirements; 
concern about: 

development/filling in the floodplain and worsening of flooding impacts; 
impacts on coastal processes and coastal resources; 
loss of green space and visual amenity; 
loss of habitat and impacts on wildlife (e.g. kangaroos and wallum froglet); 
an increase in traffic/congestion and impact on existing infrastructure 
impacts on Indigenous cultural heritage; and 
inadequate community consultation. 

Attachment 1 - Response to submissions – Twin Waters West provides a summary of 
submissions and proposed responses and recommendations.  The majority of submissions 
have been addressed through a Key Issues Paper (refer Attachment 2 – Key Issues 
Paper: Twin Waters West). 

Consideration of the issues raised in submissions are summarised as follows: 

The proposed planning scheme amendment has been prepared, having regard to the 
issues raised in the Court Appeal.  It is considered that the majority of these issues may 
be overcome by the inclusion of the Twin Waters West land in an urban residential zone 
and through a subsequent development assessment process. 
The proposed planning scheme amendment has also been prepared in accordance with 
State planning requirements (e.g. South East Queensland Regional Plan 2009-2031 and 
the State Planning Policy).  It is also considered that the relevant matters of state interest 
(as set out in the State Planning Policy) are appropriately reflected either in the existing 
planning scheme provisions or in the proposed planning scheme amendment and would 
be considered in further detail in the assessment process of any forthcoming 
development application.  The proposed planning scheme amendment has also 
undergone a formal state interest review, whereby the Planning Minister advised Council 
in July 2016 that the state interests were appropriately reflected in the proposed planning 
scheme amendment. 
It is considered that the concerns raised by submitters, particularly in relation to flooding, 
coastal processes, visual amenity, habitat values and traffic are appropriately addressed 
either by existing planning scheme provisions (i.e. via the strategic framework and 
overlays) or by the content of the proposed planning scheme amendment (e.g. specific 
provisions relating to character and amenity; flooding; management of channels and 
waterbodies; protection, rehabilitation and buffering of ecologically important areas; traffic 
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and access; visual and acoustic screening).  It is also acknowledged that a number of site 
development issues (e.g. filling, flooding, traffic and environmental values) will require 
more detailed assessment and the proposed planning scheme amendment provides that 
this work be undertaken as part of a future development application that would be subject 
to impact assessment (including a statutory public notification process). 
Preliminary flood investigation undertaken as part of the preparation of the proposed 
planning scheme amendment, provides a high degree of confidence that the Twin Waters 
West land has development potential with appropriate application of the Flood hazard 
overlay code and a suitable development concept.  This conclusion was also shared by 
the experts who provided evidence to the Planning and Environment Court as part of the 
previous appeal process.  
The existing provisions in the planning scheme and the provisions in the proposed 
planning scheme amendment provide for the protection and buffering of ecologically 
important areas and other significant environmental areas (including the existing remnant 
vegetation in the central-eastern part of the Twin Waters West land and the adjacent 
Maroochy River Conservation Area and Maroochy River).  Any future development 
proponent would also be required to address State and Federal environmental 
requirements (including any threatened flora and fauna species).   
Historically, the Twin Waters West land was vegetated and subsequently cleared for the 
purposes of growing sugar cane and other agricultural activities.  During this period it is 
unlikely that kangaroos were present on the Twin Waters West land in high numbers.  
Since the land has ceased being used for sugar cane it has been maintained through 
slashing, which has provided an artificial grassland reportedly supporting an elevated 
number of kangaroos.  If this land had been left unmaintained since the cessation of 
agricultural activities, it is likely that it would have naturally regenerated and over time 
replaced with woody vegetation, eventually lowering the kangaroo carrying capacity of 
the land.  Under a development scenario, it is anticipated that the existing kangaroos will 
gradually disperse once development activity commences, either to the west to the cane 
lands and potentially east to the Twin Waters golf course.  Some kangaroos may persist 
on the edge of the development utilising areas of native vegetation and available open 
space.

Consideration of Other Submissions 

Council also received a submission from the Twin Waters Residents’ Association (TWRA) 
and from Stockland, which outlined support for the proposed planning scheme amendment, 
but requested specific changes to certain provisions within the proposed planning scheme 
amendment, particularly in relation to development density, open space, buffers, flood refuge 
requirements and building heights. 

Consideration of the requested changes are summarised as follows: 

Development density 

Stockland considered that the density provisions in the proposed planning scheme 
amendment were overly prescriptive and would result in a development that is not reflective 
of the character of the broader Twin Waters community and requested that the minimum lot 
size requirement of 500m2 be reduced to 400m2.  It was also requested that an alternative 
measure be provided for the average lot size requirement of 700m2 and to refer to a net 
residential density of 13 dwellings per hectare for low density residential uses and that a 
maximum density of 40 dwellings per hectare, for up to 20% of the total site area, be 
prescribed for multi-unit residential uses for the Twin Waters West land. 

The submission from the TWRA acknowledged that the proposed planning scheme 
amendment has been drafted to fully accept the Conditions Precedent, which outlined that 
any development on the site should have the scale, facilities, character and amenity that are 
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at least equal to or better than the existing Twin Waters development.  The TWRA was fully 
supportive of this intent but also acknowledged that future development on the Twin Waters 
West land, may not ‘look’ like the existing Twin Waters and that this would be an unrealistic 
expectation.  The TWRA outlined support for Performance Outcome PO22, which reflected 
the intent, but had reservations about Acceptable Outcome AO22, which included lots size 
and density requirements, on the basis that it may impose unrealistic expectations.  The 
TWRA also noted that there are lots in the existing Twin Waters community that are less than 
500m2 and therefore requested that this provision be reviewed provided that it enabled the 
achievement of the intent of the performance outcome.  

In the submission from Stockland, it was outlined that the existing Twin Waters community 
has a density of approximately 11 dwellings per hectare and a minimum lot size of 403m2 for 
low density residential uses.  A further analysis of the existing Twin Waters community has 
identified that approximately 12% of the total number of low density residential lots are 
between 403m2 and 500m2 in size.   Stockland also outlined that multi-unit residential 
development in the existing Twin Waters community occupies approximately 17% of the total 
developed area and that the Multi-unit residential uses code in the planning scheme 
prescribes a density range of between 30-50 equivalent dwellings per hectare for multi-unit 
residential uses in the Medium density residential zone.   

In recognition of the residential densities, the proportion of low density residential lots less 
than 500m2 and the proportion of multi-unit residential lots in the existing Twin Waters 
community, it is recommended that the proposed provisions in the Maroochy North Shore 
Local plan code for development in the Emerging community zone (Twin Waters West) (i.e. 
Acceptable Outcome AO22), are modified to: 

reduce the minimum lot size from 500m2 to 400m2 (reflective of the smallest lot in the 
existing Twin Waters community);  
limit the proportion of lots less than 500m2 to 12% of the total number of low density 
residential lots (reflective of the proportion of lots less than 500m2 in the existing Twin 
Waters community); 
include a maximum density of 12 lots per hectare (generally consistent with the density of 
low density residential uses in the existing Twin Waters community); and 
include a maximum density of 40 dwellings per hectare for multi-unit residential uses up 
to a maximum of 15% of the total developable area (consistent with the density range 
prescribed in the Multi-unit residential uses code of the planning scheme and generally 
consistent with the proportion of multi-unit residential uses in the existing Twin Waters 
community). 

At the Land Use Planning Workshop held on Monday 13 February 2017, Council requested 
that the proposed planning scheme provisions in relation to density and lot sizes as well as 
road widths be strengthened to ensure any future development is compatible with the 
existing Twin Waters development.  The above recommended changes are considered 
appropriate to facilitate a residential development on the Twin Waters West land that is 
comparable to the character of the existing Twin Waters community.   

A comparison of transport corridor reserve widths in the existing Twin Waters community 
against current planning scheme requirements, indicates that the reserve widths of typically 
constructed roads in the existing Twin Waters community are comparable to the current 
planning scheme requirements (i.e. for Neighbourhood and Local Streets).  However, some 
local streets in the existing Twin Waters community have wider verge widths than the 
minimum requirement in the planning scheme.  The proposed planning scheme amendment 
includes specific provisions relating to subdivision layout and transport infrastructure to be 
designed with respect to the character of the adjoining Twin Waters community.  It is 
recommended that further refinements are made to this provision to ensure transport 
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infrastructure is designed to reflect the amenity and character of the existing Twin Waters 
community, including the provision of generous verge widths. 
   
Open space 

The proposed planning scheme amendment requires development within the Emerging 
community zone (Twin Waters West) to provide 25% of the total site area as open space.  In 
the submission from Stockland, it was requested that the open space quantum of 25% be 
further clarified and that it should either allow for the inclusion of waterbodies and waterways 
or include all walkable waterfront areas, conservation areas and associated 
buffer/rehabilitated areas.   

It is acknowledged that further clarification is warranted and therefore it is recommended that 
the proposed provisions in the Maroochy North Shore Local plan code (i.e. Acceptable 
Outcome AO34) are amended to clarify that in addition to parks, the open space quantum of 
25% may include all walkable waterfront areas, linear parks, conservation areas and buffers. 

At the Land Use Planning Workshop held on Monday 13 February 2017, Council requested 
that the desirability of walkable waterfront treatments and impacts on yield as well as Council 
future asset maintenance requirements be further investigated.  The proposed planning 
scheme amendment includes provisions which seek to provide a legible and permeable 
active transport network of walkable waterfronts as well as cycle and pedestrian links which 
connect with adjoining residential areas and other key pedestrian/cycle links (including the 
regional pedestrian/cycle path adjacent to the Sunshine Motorway). The proposed planning 
scheme amendment also includes provisions (i.e. Performance Outcome PO28), which 
requires development on the Twin Waters West land to provide for the ongoing maintenance 
and management of any constructed waterbody and associated infrastructure and takes into 
account the whole of life cycle costs and the provision of an ongoing funding source (i.e. 
sinking fund). 

Buffers 

The submission from Stockland requested that the southern buffer requirement to the 
Maroochy River be reduced from 150 metres to 50 metres on the basis that the 150 metre 
buffer does not reflect the on-ground values nor the setbacks identified on the Biodiversity, 
waterways and wetlands overlay.  It was also outlined that, advice from the Department of 
Environment and Heritage Protection (DEHP) indicated that a setback of development needs 
to be established generally parallel with the present day shoreline and running generally 
along the edge of highpoints on the land.  Stockland also requested that the term 
‘rehabilitated’ referred to in Acceptable Outcome AO32.2 of the proposed planning scheme 
amendment be removed and that the provisions be changed to provide the opportunity for 
buffer areas to accommodate roads and linear open space where it can be demonstrated 
that it will not compromise the protection of retained vegetation. 

The proposed planning scheme amendment requires development in the Emerging 
community zone (Twin Waters West) to provide a rehabilitated buffer with a minimum width 
of 150 metres measured from the southern boundary of Lot 3 on RP842858 (Acceptable 
Outcome AO35).  The intent of the buffer is to provide for the protection, buffering, 
connection and rehabilitation of ecologically important areas (including the Maroochy River 
and the Maroochy River Conservation Area) and the protection of coastal processes and 
coastal resources.  The proposed planning scheme amendment also identifies the majority of 
Lot 3 on RP842858 as a “Conservation and rehabilitation area” on Figure 7.2.18A (Maroochy 
North Shore Local Plan Elements), which is intended to be protected as a ‘development free’ 
area in response to State planning requirements, which identifies Lot 3 as an erosion prone 
area within a coastal management district.   
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Following consultation with the Environment and Sustainability Policy Branch, the requested 
minimum buffer width of 50 metres and the removal of the term ‘rehabilitated’ is not 
supported.  It is concluded that a minimum buffer width of 150 metres is required to deliver 
hydrological, habitat and water quality outcomes and to provide for the management of 
coastal hazards and coastal processes (including the management of the erosion prone area 
within the coastal management district).  It is also considered that the buffer needs to be of 
sufficient width that minimise sight lines through to the estuarine wetland vegetation 
(mangrove and saltmarsh vegetation) located to the south of the Twin Waters West land, as 
the mangrove and saltmarsh vegetation communities are highly susceptible to degradation 
from unmanaged public access.  Any permitted access to these areas would need to be on 
formalised boardwalks.  It is also considered that there is opportunity for some of the buffer 
areas to accommodate open space uses but not roads.    

However, it is recommended that the southern buffer is measured from the Highest 
Astronomical Tide (HAT) rather than the southern property boundary of Lot 3 on RP842858.  
The HAT generally corresponds with the edge of the mapped estuarine wetland vegetation 
(mangroves and saltmarsh vegetation) and the measurement of the buffer from this feature is 
generally consistent with the advice from DEHP.  It is also recommended that the provisions 
in the Maroochy North Shore Local plan code (i.e. Performance Outcome (PO35) and 
corresponding Acceptable Outcomes relating to buffers) are modified to include:  

reference to the management of coastal hazards and coastal processes to protect land 
vulnerable to coastal erosion and tidal inundation; and  
a Note outlining that some buffer areas may accommodate linear open space where it 
can be demonstrated that it will not compromise the protection of retained vegetation and 
the management of coastal hazards and coastal processes. 

Stockland also considered that the 150 metre buffer along the southern frontage of the Twin 
Waters West land was derived from a superseded masterplan concept and it was requested 
that the entire buffer to the Sunshine Motorway and the proposed Dedicated CAMCOS 
corridor be reduced from 40-150 metres to 20 metres, on the basis that adequate visual 
separation and noise amelioration from the motorway can be achieved in this width.   

The submission from the Twin Waters Residents’ Association also raised concerns with 
certain provisions being derived from the outcome of a Court Appeal that referred to a 
specific development plan that is no longer relevant and that this may have unnecessary and 
onerous consequences for future development.  In particular, the Twin Waters Residents’ 
Association considered the buffer requirements to the existing vegetation and the buffer 
requirement for a tapered buffer zone to the south west of the site for “visual amenity” 
purposes as being excessive.  

It is considered that there is some opportunity to reduce the 150 metre buffer requirement 
along the southern frontage of the Twin Waters West land.  However, due to a level of 
uncertainty in relation to the proposed Dedicated CAMCOS corridor alignment, it is 
considered appropriate that a minimum buffer of 40 metres is maintained along the full 
frontage of the western boundary of the Twin Waters West land.  This is to ensure 
development in the Emerging community zone (Twin Waters West) does not compromise the 
provision or operation of the proposed Dedicated CAMCOS corridor or State controlled roads 
(e.g. Sunshine Motorway) and provides for effective visual and acoustic separation and 
screening as well as the provision of a regional pedestrian and cycle path adjacent to the 
Sunshine Motorway and the proposed Dedicated CAMCOS corridor. 
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Flood refuge requirement 

The proposed planning scheme amendment includes the requirement for development within 
the Emerging community zone to provide adequate flood immunity (including safe refuge) 
and emergency access arrangements.  Both the Twin Waters Residents’ Association and
Stockland considered the ‘safe refuge’ requirement to be unnecessary and requested it to be 
removed.   

This request is not supported on the basis that: 

the critical duration of flooding is not the same as flood warning times.  When it becomes 
apparent that evacuation is necessary, it is likely that the evacuation route may already 
be compromised; 
local flooding of the local road network may still mean that offsite evacuation is unsafe or 
not without offsite consequences; and 
the traffic and accommodation requirements of offsite evacuation create an unnecessary 
burden for disaster managers and emergency services, which Council seeks to avoid. 

It is therefore recommended that the safe refuge requirement is retained in the proposed 
planning scheme amendment. 

Building height 

Under the Sunshine Coast Planning Scheme 2014, a maximum building height of 8.5 metres 
applies to the Twin Waters West land as well as the majority of the existing Twin Waters 
community, with the exception of the medium density residential areas which have a 
maximum building height limit of 12 metres.  This is depicted on the Height of buildings and 
structures overlay map OVM21H for the Maroochy North Shore Local plan area. 

Stockland has requested that a comparable height limit of 12 metres be afforded to the Twin 
Waters West land, to facilitate development for multi-unit residential uses.   

In consideration of the above, it is proposed to amend the Height of buildings and structures 
overlay map OVM21H to include a Site Specific Note, which provides for a maximum height 
of 12 metres to be allowable in certain parts of the Emerging community zone (Twin Waters 
West), to accommodate multi-unit residential uses, where nominated on an approved plan of 
development.  

Summary of recommended changes to the proposed amendment 

The following changes are recommended to the public consultation version of the proposed 
Sunshine Coast Planning Scheme 2014 (Major Amendment) – Twin Waters West:

change Acceptable Outcome (AO22) to: 
reduce the minimum lot size from 500m2 to 400m2;
limit the proportion of lots less than 500m2 to 12% of the total number of low density 
residential lots; 
include a maximum density of 12 lots per hectare; and 
include a maximum density of 40 dwellings per hectare for multi-unit residential uses 
up to a maximum of 15% of the total developable area. 

change Acceptable Outcome (AO34) to clarify that the quantum of open space includes 
all walkable waterfront areas, linear parks, conservation areas and buffers; 
change Performance Outcome (PO31) to include the requirement for transport 
infrastructure to be designed to reflect the amenity and character of the existing Twin 
Waters community (including, but not limited to, the provision of generous verge widths); 
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change Performance Outcome (PO35) to include reference to the management of 
coastal hazards and coastal processes to protect land vulnerable to coastal erosion and 
tidal inundation; 
change Acceptable Outcome (corresponding to PO35) to: 

specify that the minimum 150 metre buffer to the Maroochy River is to be measured 
from the Highest Astronomical Tide; and 
include a ‘Note’ that specifies that some buffer areas may accommodate linear open 
space where it can be demonstrated that it will not compromise the protection of 
retained vegetation and the management of coastal hazards and coastal processes; 

change Performance Outcome (PO36) to include a ‘Note’ relating to buffer and 
separation areas to the Sunshine Motorway and the proposed Dedicated CAMCOS to be 
designed in a manner which does not compromise flood solutions for the Twin Waters 
West land; 
change Acceptable Outcome (AO36) to retain a consistent minimum buffer width of 40 
metres along the full western frontage of the Twin Waters West land; and 
change the Height of buildings and structure overlay map OVM21H to include a Site 
Specific Note relating to the Twin Waters West land, which provides for a maximum 
height of 12 metres to be allowable in certain parts of the Emerging community zone 
(Twin Waters West), to accommodate multi-unit residential uses, where nominated on an 
approved plan of development. 

Attachment 3 - Explanatory Memorandum: Proposed Sunshine Coast Planning 
Scheme 2014 (Major Amendment) – Twin Waters West and Attachment 4 - Amendment 
Instrument: Proposed Sunshine Coast Planning Scheme 2014 (Major Amendment) –
Twin Waters West provides details on the changes to the proposed planning scheme 
amendment.  

The recommended changes to the proposed planning scheme amendment are considered 
appropriate to ensure that the form and structure of development in the Emerging community 
zone (Twin Waters West) is consistent with the character of the adjoining Twin Waters 
residential community and addresses all relevant matters. 

Process for amending a planning scheme 

Statutory guideline 01/16: Making and amending local planning instruments sets out the 
minimum requirements that local government must follow when making a proposed planning 
scheme amendment.   

The proposed Round 2A planning scheme amendment constitutes a ‘major amendment’ 
under Section 2.3A of Statutory guideline 01/16: Making and amending local planning 
instruments.  The process for undertaking a proposed ‘major amendment’ to a planning 
scheme involves the following steps, of which this report is for Council’s consideration of 
Step 7:   

Step 1. Council decides to make an amendment to the planning scheme. 

Step 2. Minister confirms State interests and matters to be addressed. 

Step 3. Council prepares a proposed planning scheme amendment. 
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Step 4. Council provides a copy of the proposed planning scheme amendment to the 
Minister for consideration of State interests.

Step 5. Minister undertakes State interest review and advises whether Council may 
proceed to publicly consult on the proposed planning scheme amendment with or 
without conditions.  Council makes any changes necessary to the proposed planning 
scheme amendment to comply with the conditions imposed by the Minister.   

Step 6. Council publicly notifies the proposed planning scheme amendment for a 
minimum of 30 business days. 

Step 7. Council considers all properly made submissions on the proposed planning 
scheme amendment and decides whether to proceed with the proposed amendment 
with or without changes. If proceeding with the proposed planning scheme amendment, 
Council provides a copy of the proposed amendment to the Minister seeking approval 
for adoption. 

Step 8.  Minister advises whether Council may adopt the proposed planning scheme 
amendment, with or without any new conditions. 

Step 9. Council makes necessary changes to the proposed planning scheme 
amendment to comply with any new condition imposed by the Minister and decides 
whether to adopt the proposed planning scheme amendment.  Council’s decision to 
adopt is announced and a revised version of the planning scheme incorporating the 
adopted amendment commences.

Conclusion 

Having considered all submissions received, it is recommended that Council proceed with 
the proposed planning scheme amendment relating to Twin Waters West, with changes. 

The recommended changes are not considered to make the proposed planning scheme 
amendment significantly different to the version that was placed on public consultation, such 
that Council can now proceed to seek the Planning Minister’s approval for Council to adopt 
the proposed planning scheme amendment in accordance with Statutory guideline 01/16: 
Making and amending local planning instruments.

New Planning Act 2016 

New planning legislation commences in Queensland on 3 July 2017.  The new Planning Act 
2016 introduces new terminology, development assessment rules and categories of 
development and assessment.  While chapter 8 of the Act provides for the legal transition of 
instruments and terminology, it is preferable to amend the Sunshine Coast Planning Scheme 
2014 to help ensure a seamless transition to, and interpretation of, new terminology. The 
Planning Minister has issued a specific process for an ‘alignment amendment’. An alignment 
amendment does not contain any policy changes and does not need to be publicly notified. It 
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is intended to present an alignment amendment for the Sunshine Coast Planning Scheme 
2014 to Council for consideration in the coming months. 

Given the proposed planning scheme amendment is likely to take effect after the 
commencement of the new Act on 3 July 2017, some changes may be required to the 
proposed planning scheme amendment to align with the new Act and the alignment 
amendment to the planning scheme.  Any required changes are expected to be minor. To 
this end, delegation is sought for the Chief Executive Officer to make these changes prior to 
adoption and commencement of the amendment. 

Legal 

Statutory guideline 01/16: Making and amending local planning instruments sets out the 
process, under the Sustainable Planning Act 2009, that a local government must follow when 
making a planning scheme amendment.  Where necessary, legal advice may be sought to 
provide drafting, procedural and general advice during the amendment process to ensure 
compliance with the Act and associated legislation. 

Policy 

The proposed planning scheme amendment aligns with Council’s policy contained in the 
Sunshine Coast Corporate Plan 2017-2021, to implement the Sunshine Coast Planning 
Scheme 2014 (including progression of priority amendments to the planning scheme).   

Risk 

The proposed planning scheme amendment involves changes to zoning and planning 
scheme provisions for the Twin Waters West land.  There is a risk that Council’s decision to 
proceed with the proposed planning scheme amendment may be of concern to some 
members of the community.  However, the response to submissions has sought to address 
and respond to these concerns.  

Previous Council Resolution 

At the Special Meeting held on 12 October 2015, Council considered the proposed Round 2A 
Sunshine Coast Planning Scheme 2014 (Major Amendment) relating to Twin Waters West 
and resolved: 

Council Resolution (SM15/24) 

That Council delegate authority to the Chief Executive Officer to progress matters as 
discussed in confidential session in relation to the proposed Round 2A Amendments to the 
Sunshine Coast Planning Scheme 2014. 

Related Documentation 

The following documents relate to this report: 

Sunshine Coast Planning Scheme 2014

Sustainable Planning Act 2009

Statutory guideline 01/16: Making and amending local planning instruments

Critical Dates 

There are no critical dates for the implementation of this amendment.  However, there is a 
desire to progress and implement the proposed planning scheme amendment as soon as 
practicable.
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Implementation 

If Council decides to proceed with the proposed planning scheme amendment, with changes, 
the following actions will be required: 

(a) write to the Planning Minister seeking approval to adopt the proposed Sunshine Coast 
Planning Scheme 2014 (Major Amendment) – Twin Waters West as included in 
Attachment 3 - Explanatory Memorandum: Proposed Sunshine Coast Planning 
Scheme 2014 (Major Amendment) – Twin Waters West and Attachment 4 - 
Amendment Instrument: Proposed Sunshine Coast Planning Scheme 2014 
(Major Amendment) – Twin Waters West of this report;  

(b) provide a response to each person who made a properly made submission about the 
proposed planning scheme amendment, outlining how their submission has been dealt 
with; and 

(c) once approval is received from the Planning Minister, place an adoption notice in the 
Queensland Government Gazette and the Sunshine Coast Daily and prepare the 
amended planning scheme for commencement. 
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