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Vision
‘A collaborative, simple and clear innovative service, providing
certainty for the community, whilst offering a positive customer
experience’.
1.

Introduction

The Express Development Application (Express DA) assessment service is the City of Gold Coast’s
(City) fast track assessment process for low complexity development applications.
These guidelines are intended to provide applicants with all the information they require to understand
the Express DA assessment service, its processes and requirements.
Overall, these guidelines outline the following:




the Express DA process.
what is and isn’t an Express DA.
the type and standard of information required to accompany an Express DA.

To support this service, the City has dedicated a team of officers who are available to assist
applicants throughout the Express DA assessment process.

1.1

Who are these guidelines for?

These guidelines are designed to be used by anyone who wishes to lodge an Express DA. This
includes owners and planning consultants or agents acting on behalf of the owner. Throughout these
guidelines they are collectively referred to as the applicant.
While not a requirement, it is recommended a planning consultant be engaged to assist with the
preparation of an Express DA and provide ongoing advice and support throughout the Express DA
process.

1.2

Roles and responsibilities

1.2.1

Who’s who?

The City and applicants all play a role in the Express DA process and it is important to understand the
roles and responsibilities of the main parties who are involved. These are outlined below.
Applicant
The applicant for an Express DA is the person who made the application. As mentioned above the
applicant may be the owner of the premises, about which the application is made, or a planning
consultant or agent acting on behalf of the owner.
It is the responsibility of the applicant to prepare an Express DA in accordance with the requirements
outlined in this guideline.
Assessment manager
The City is responsible for assessing and deciding an Express DA and is known as the assessment
manager. Assessment of and decisions made on an Express DA will be against the requirements of
the City Plan.
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2.

The Express DA process

2.1

Overview

This part of the guideline outlines the overall process for an Express DA.
A key feature of the Express DA process is its approach to facilitating an upfront review of an
application prior to formal lodgement and is an opportunity for our dedicated team of officers to work
with applicants, support them with achieving the outcomes of the City Plan and ensure smooth and
faster assessment of the application once lodged.

2.2

The overall process

The Express DA assessment process is a straightforward process as outlined in Figure 1 below.

Figure 1 – The overall Express DA process.

2.3

Pre-submission

2.3.1

What is pre-submission?

Pre-submission is when an Express DA is reviewed by our dedicated Express Development
Assessment team prior to lodging an application to determine if it is lodgement ready. It is intended to
ensure:






applicants are on the right track.
any potential issues are addressed up front.
a smooth and faster assessment of the application once lodged.
the likelihood of an information request is reduced.
applications are well made.

The pre-submission process is outlined in Figure 2 below.
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Figure 2 – The pre-submission process

Pre-submission is mandatory, free of charge and expected to take up to 5 business days from receipt
of a pre-submission request. The pre-submission timeframes are outlined in more detail in
Attachment 1.
2.3.2

Pre-submission request

A pre-submission request is made by the applicant to commence the Express DA process and must
include the following:





completed pre-submission request form.
completed planning report template.
completed code templates.
all of the required specialist reports, statements and/or drawings outlined in sections 4.2 and
5.2 of this guideline.

The pre-submission request form, planning report template, example reports and code templates are
available on the City’s website https://www.goldcoast.qld.gov.au/Planning-building/Developmentapplications/Development-application-types/Express-development-applications
A pre-submission request is to be lodged electronically via email to ExpressDA@goldcoast.qld.gov.au
and in the following format:
Pre-submission request format
Document/s

Format

Pre-submission request form

PDF or MS Word.

Express DA code template/s

MS Word only.

Planning report template

MS Word only.

Specialist reports, statements and/or drawings

PDF or MS Word.

Upon receipt of the pre-submission request, the applicant will receive written confirmation the request
has been received.
Express DA – Applicant Guidelines – Version 3
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2.3.3

Review of pre-submission request

Once the pre-submission request is received, the City’s dedicated Express Development Assessment
team will review the request to determine if the application can proceed to a pre-submission
discussion1.
It is important to note, where it is determined the request has not met the City’s requirements or
requires more information, the applicant will be notified as soon as possible.
The applicant will have one opportunity to rectify the request. Should it be determined the request has
not been satisfactorily rectified as advised, the applicant will be notified to lodge their application
through the standard development application assessment process.
2.3.4

Pre-submission discussion

A pre-submission discussion is held between the applicant and the City’s dedicated Express
Development Assessment team to discuss our review of the request and advise if the application is
lodgement ready.
Pre-submission discussions occur between 8.30am to 12 noon on Tuesdays and Thursdays. They
are conducted by, telephone, teleconference, video or face-to-face meeting. The applicant will be
advised of the appropriate discussion approach the day before the scheduled discussion times.
1 A pre-submission discussion may not be required if the request is determined to be a high quality application. Where this
occurs, a lodgement ready letter will be provided to the applicant who will be able to formally lodge their Express DA.

2.3.5

Lodgement ready

Following the pre-submission discussion, the applicant will be sent a written notice advising the
application is ready to lodge (lodgement ready letter).
A lodgement ready letter will confirm the following:





2.3.6

the Express DA is ready to lodge with no amendments or with amendments.
proposed application details.
assessment benchmarks.
application fee.
lodgement format.
Pre-submission correspondence

As referenced above, the pre-submission process includes a number of written
correspondence formulising the advice or decision provided by Council. The types of all presubmission letters, timing of when these letter are issued and ‘the next steps’ are outlined in
the table below.
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Purpose of the letter
Rectification Letter

This letter advises
applicants of what
needs to be amended to
ensure that the
development can be
accepted as an Express
DA. This letter provides
the applicant with a
second pre-submission
review and another
chance of being
accepted as an Express
DA.

Ineligibility letter

This letter is issued to
applicants if the
proposed development
has triggered an
exclusion within Section
4 of the Express DA
Applicant’s Guidelines
and cannot be accepted
as an Express DA.
This letter advises the
applicant that the
application can be
accepted as an Express
DA, however, the
applicant will need to
make minor
amendments to the
development before
lodging the application.

Lodgement Ready
Letter (with
amendments)

Lodgement Ready
Letter

The types of
amendments that will be
requested are
minor/limited and
intended to be very
specific. An example
would include
carparking dimensions
on a site plan.
This letter advises the
applicant that the
application can be
accepted as an Express
DA.

Express DA – Applicant Guidelines – Version 3

When is this letter
issued?
This letter can only be
issued to applicants on
their first presubmission review.

Next steps
Undertake the
actions/amendments
outlined within the
letter and submit a
new pre-submission
with the updated info
to the Express DA
inbox.

This letter can be
issued after either the
applicant’s first or
second pre-submission
review.

The applicant will
need to lodge a
standard development
application.

This letter will be issued
to applicants who have
proposed development
which can be accepted
as an Express DA. This
letter can be issued
after either the first or
second pre-submission
review.

Undertake the
actions/amendments
outlined within the
letter and lodge an
Express DA via the
City’s website.

This letter will be issued
to applicants who have
proposed development
which can be accepted
as an Express DA. This
letter can be issued
after either the first or
second pre-submission
review.

Lodge the application
via the City’s website.
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2.4

Lodgement

An Express DA can be lodged via the City’s website once the applicant has received their lodgement
ready letter and must include the following:





forms – as outlined on the City’s website.
planning report template.
code templates.
all of the required specialist reports, statements and/or drawings outlined in sections 4.2 and
5.2 of this guideline.

The forms, planning report template and code templates must be completed in their entirety.
Application documentation is to be submitted as follows:
Lodgement – Application format
Document/s

Titled

Format

Forms

Forms

Combined as one single PDF.

Document/s

Titled

Format

Code templates

Supporting documents

Combined as one MS Word document.

Drawings

Drawings

Combined as one single PDF.

Specialist reports / statements

Specialist reports

Combined as one single PDF.

Lodgement ready letter
Lodgement – Application format

Planning report template

2.5

Assessment

Assessment of the Express DA commences upon receipt of the application. Assessment is
undertaken by our dedicated Express Development Assessment team who will determine the
application’s compliance with the City Plan assessment benchmarks.
Because the Express DA process includes pre-submission, which reduces the likelihood of an
information request, it is envisaged the assessment of an Express DA to be relatively quick in
comparison to the City’s standard development application assessment process.
Whilst the intent of the Express DA process is to avoid the issuing of an information request, the City
reserves the right to issue one when required. This means the City cannot guarantee a decision being
made on the application within 10 to 15 business days.

2.6

Decision

An applicant can expect a decision on an Express DA within 10 to 15 business days after the
application is properly made. This decision is provided in writing and known as a decision notice and
includes, but is not limited to:








applicant details.
application details.
location details.
decision date and details.
details of the approval.
Development conditions.
further development permits required.
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currency period.
statement of reasons.
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3.

Where to start

3.1

Overview

This part of the guideline broadly outlines where to start in regard to:




3.2

understanding the City Plan and how it relates to the Express DA process.
pre-checks.
water and waste water infrastructure analysis.

City Plan property report

As a starting point, it is recommended applicants access the City’s interactive mapping tool and
generate a City Plan property report. This report will provide applicants with property specific
information such as:




zoning.
area of property.
applicable overlay maps.

This information is critical to using the City Plan and determining if a development proposal is eligible
for assessment through the Express DA process.

3.3

The City Plan

The City Plan has been prepared in consultation with the community to guide the development of the
Gold Coast and sets out Council’s intention for the future development throughout the city, over the
next 20 years.
For ease of understanding, the City Plan is used as a ‘set of rules’ to assess development
applications against. These ‘rules’ are included in assessment benchmarks. Assessment benchmarks
include:





the strategic framework.
zone codes.
overlay codes.
development codes.

For an Express DA the primary assessment benchmarks are the applicable zone, overlay and
development codes.
Part 1 of the City Plan provides an introduction to the City Plan and other key information.

3.4

Where to find assessment benchmarks

Assessment benchmarks are outlined in the tables in Part 5 – Tables of assessment. There are tables
for:






material change of use.
reconfiguring a lot.
building work.
operational work.
overlays.

For an Express DA the primary tables of assessment are all of the above except for operational work.
Part 5 of the City Plan provides further detail about reading and using the tables of assessment.
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3.5

Pre-check

The City has established a flood conveyance check service to assist applicants when their property is
identified on the Flood overlay map and may be affected by flood conveyance. Flood conveyance is a
complex matter and requires a pre-check before proceeding any further.
3.5.1

Flood conveyance check

Flood conveyance relates to the flow (movement) of floodwaters downstream. Development (such as
buildings and structures) and its location on a property have the potential to impact on this flow.
Where the property is identified on the Flood overlay map and is an Express DA land use activity
outlined in section 4.2. It is at the applicants request a flood conveyance check is completed
before proceeding any further. However, this review can be undertaken at the Pre-submission
stage.
A flood conveyance check is a free service and can be requested via email to the following email
address ExpressDA@goldcoast.qld.gov.au
The email request must be titled ‘Flood conveyance check request – Proposed Express DA’ in the
subject line and include:




a completed Express DA – Flood conveyance check request form.
property details – including lot and plan numbers and property address.
site drawing or concept drawing, drawn to scale, identifying the area (in m2) and location of
the proposed development, including any ancillary structures.

Upon receipt of the request, an analysis will be undertaken and a response advising:



if the proposed development will/will not impact on the flow of floodwaters.
whether the proposed development can proceed through the Express DA process.

A response will be provided within three business days from receipt of the request, unless
the request is made within the Pre-submission stage, which would result in a response
provided at the same time as pre-submission response.
It is important to note, the response relates only to the flood conveyance matter and does not exclude
the proposed development from other eligibility requirements outlined in section 4.2.
It is also important to note, this flood conveyance check service is only available for proposed Express
DAs.

3.6

Water and waste water infrastructure capacity analysis

For certain Express DA application types, an initial water and waste water infrastructure capacity
analysis will be undertaken by the City’s dedicated Express Development Assessment team at presubmission. This analysis will determine if a detailed water and waste water infrastructure capacity
analysis, to be undertaken by the applicant, is required.
Where a detailed water and waste water infrastructure capacity analysis is required, the proposed
development is not eligible for assessment under the Express DA process.
This applies to all Express DA application types, except for:
Material change of use:





Dwelling house if involving a partial third storey.
Dwelling house if involving a secondary dwelling.
Dwelling house if involving a secondary dwelling with a GFA exceeding 80m².
Dual occupancy.

Express DA – Applicant Guidelines – Version 3

Page 11 of 37




Dual occupancy if involving a partial third storey.
Dual occupancy if involving an addition.

Reconfiguring a lot:





Access easement.
Boundary realignment.
Community title subdivision (up to 3 lots).
Freehold subdivision (up to 3 freehold lots).

Express DA – Applicant Guidelines – Version 3
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4.

What applications can be assessed through the Express DA
process?

4.1

Overview

This part of the guideline outlines the types of development applications which are eligible for
assessment through the Express DA process.
Development applications which can progress through the Express DA process are those which the
City considers to be low complexity. Low complexity relates to a development’s impacts including:




the scale of the impact.
the City’s ability to regulate the impact and make appropriately informed decisions.
the alignment with the aspirations expressed in the City Plan’s strategic framework.

With this in mind and coupled with the City’s desire to provide an express development assessment
service, it has been determined all accepted to code assessment and certain code assessment land
uses to be low complexity Express DAs2. This is because the City Plan has taken into consideration
the impacts of development when determining the appropriate level of assessment for land use
activities throughout the city.

4.2

Eligibility

The types of applications eligible for assessment under the Express DA process are certain land use
activities in specific zones which are either:



Accepted to Code assessment3; or
Code assessment.

For ease of understanding, the eligibility should be approached as going through a series of ‘gates’.
There are three gates which are outlined in more detail below.


Gate 1 – Eligible zones and land use activities – This gate outlines the zones and land
uses which are eligible for assessment under the Express DA process. These are identified in
sections 4.2.1 and 4.2.2.



Gate 2 – Exclusions – This gate outlines, upfront, the instances (exclusions) when an
application is not eligible for assessment under the Express DA process, even if it is an
eligible land use activity in an eligible zone. These are identified in section 4.2.3



Gate 3 – Assessment benchmarks which require specialist reports, statements and/or
drawings – This gate outlines the assessment benchmarks (i.e. code, performance
outcomes, acceptable outcomes or required outcomes) where certain types of specialist
reports, statements and/or drawings are required to accompany an application. These are
identified in section 4.2.4.

Satisfying all the requirements outlined in these gates means the application is eligible for
assessment under the Express DA process4.

2

Where they are located in particular zones and meet the eligibility outlined in sections 4.2.1 to 4.2.4.
Part 5.3.3 (2) and (4) (b) of the City Plan outlines the determination of the requirements for accepted development and
assessment benchmarks
4 Where constraints and/or issues are deemed too complex to progress through the Express DA process, application
acceptance will be at the sole discretion of the Manager City Development or the Executive Coordinator Planning Assessment.

3

Express DA – Applicant Guidelines – Version 3
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4.2.1

Zones (Gate 1)

The eligible zones are outlined in Table 4.2.1 (1) below:
Table 4.2.1 (1) – Express DA – Eligible zones
Zone category

Zone

Residential zones





Low density residential
Medium density residential
High density residential

Centre zones




Centre
Neighbourhood centre

Recreation zones




Sport and recreation
Open space

Industry zones






Low impact industry
Medium impact industry
High impact industry
Waterfront and marine industry

Other zones









Community facilities
Emerging community
Innovation
Mixed use
Rural
Rural residential
Township

Note: An eligible zone also includes its zone precinct/s.

4.2.2

Land use activities (Gate 1)

The eligible land use activities are outlined in Table 4.2.2 (1) to Table 4.2.2 (5) below:
Table 4.2.2 (1) – Express DA – Material change of use (MCU) – Accepted to Code assessment (In accordance with Part
5.3.3 (2) of the City Plan)
Activity group

Use

All activities

Accepted subject to requirements
Any land use activity

Table 4.2.2 (2) – Express DA – Material change of use (MCU) – Code assessment
Activity group

Use

Business activities

Code assessment
Food and drink outlet
Hardware and trade supplies
Health care services
Office
Showroom
Shop

Community activities

Code assessment
Educational establishment if not involving a primary or
secondary school

Express DA – Applicant Guidelines – Version 3
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Table 4.2.2 (2) – Express DA – Material change of use (MCU) – Code assessment
Activity group

Use

Industrial activities

Code assessment
Low impact industry
Medium impact industry
Service industry
Warehouse

Residential activities

Code assessment
Dual occupancy
Dual occupancy if involving an addition
Dual occupancy if involving a partial third storey
Dwelling house if involving a partial third storey
Dwelling house if involving a secondary dwelling with a GFA
exceeding 80m²
Home based business if a bed and breakfast
Multiple dwelling if involving 3 to 10 dwellings and does not
exceed:



3 storeys and 15 metres or
3 storeys and 16 metres.

Multiple dwelling if involving an addition

Table 4.2.2 (3) – Express DA – Reconfiguring a lot (ROL) – Code assessment
Reconfiguring a lot development types
Code assessment
Access easement
Boundary realignment
Community title subdivision with common property (up to 5 lots)
Freehold subdivision (up to 5 freehold lots)
Volumetric subdivision established using the structural elements of a building of an existing or approved development (up to 5
lots)
Note: Access easement is the creation of an easement which gives access to a lot from a constructed road.
Note: Boundary realignment is the rearrangement of the boundaries of a lot and results in no additional lots.

Table 4.2.2 (4) – Express DA – Combined application – Material change of use and Reconfiguring a lot
Activity
A combined Express DA – Material change of use and Reconfiguring a lot application where the activity complies with the
Express DA eligibility in sections 4.2.1 to 4.2.4.

Table 4.2.2 (5) – Express DA – Minor change
Activity
Any approved Express DA where the change complies with the Express DA eligibility in sections 4.21 to 4.2.4.

Express DA – Applicant Guidelines – Version 3
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Table 4.2.2 (6) – Express DA – Other change
Activity
Any approved Express DA where the change complies with the Express DA eligibility in sections 4.21 to 4.2.4.

4.2.3

Exclusions (Gate 2)

This section outlines the instances (exclusions) when an application is not eligible for Express DA
assessment.
To be clear, where the application is subject to any of the exclusions outlined in the tables below, the
application is not eligible for assessment under the Express DA process even if it is located in an
eligible zone and is an eligible land use
Note: The tables below uses the term ‘Any Express DA MCU or ROL’ this means it is any of the land use activities
outlined in Tables 4.2.2 (1) to Table 4.2.2 (6) above, unless specifically stated otherwise (e.g. Any code assessment
Express DA MCU).

4.2.3.1 State Government exclusions (Gate 2)
Table 4.2.3.1 (1) – Outside the urban footprint
Activity

Exclusion

Any Express DA MCU or ROL

Where the development is located outside the urban footprint.

Note: This does not apply to an Express DA involving a
Dwelling house (secondary dwelling).

Table 4.2.3.1 (2) – State mapped koala habitat
Activity

Exclusion

Any Express DA MCU or ROL

Where the development is either:


located within a Koala Priority Area (KPA); or



within 15 metres from a Koala Habitat Area (KHA)
that is located within the subject site.

Note:
A Koala Habitat Area includes either Core Koala Habitat
Areas of Local Refined Koala Habitat Areas, as per the State
Government’s ‘Queensland Globe’ Mapping System.

Table 4.2.3.1 (3) – State referral agency assessment
Activity

Exclusion

Any Express DA MCU or ROL

Where the development requires referral to a state agency for
assessment and the applicant has not received pre-approval
support from the State agency for the proposed development

Table 4.2.3.1 (4) – Advice referral agency assessment
Activity

Exclusion

Any Express DA MCU or ROL

Where the development requires referral to an advice agency
for advice and the applicant has not received pre-approval
support from the relevant advice agency for the proposed
development

Express DA – Applicant Guidelines – Version 3
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4.2.3.2 General exclusions (Gate 2)
Table 4.2.3.2 (1) – Adjoining a neighbouring local government area
Activity

Exclusion

Any Express DA MCU or ROL

Where the development adjoins Logan City, Scenic
Rim and Tweed Shire local government area.
.

Table 4.2.3.2 (2) – Application type
Application type / category of assessment

Exclusion

Category of assessment

Where the development is impact assessment.

Combined application

Where the development is for one of the following combined
application types:




Material change of use and Operational works.
Material change of use, Reconfiguring a lot and
Operational works.
Reconfiguring a lot and Operational works.

Minor change if not a previously approved Express DA

Where the development is proposing a minor change.

Operational work

Where the development is for operational work.

Other change if not a previously approved Express DA

Where the development is proposing an other change.

Table 4.2.3.2 (3) – Plan of development
Activity

Exclusion

Any Express DA MCU or ROL

Where the development is subject to an approved plan of
development.

Table 4.2.3.2 (4) – Preliminary approval
Activity

Exclusion

Any Express DA MCU or ROL

Where the development is subject to a preliminary approval.

Table 4.2.3.2 (5) – Reconfiguring a lot
Activity

Exclusion

Any Express DA ROL (this includes subdivisions and boundary
realignments

Where the development does not meet the minimum lot size of
the zone or the minimum lot size overlay map, whichever is
applicable. .

4.2.3.3 Land use related exclusions (Gate 2)
Dual occupancy
Table 4.2.3.3.1 (1) – Dual occupancy
Activity

Exclusion

The following accepted to code or code assessment Express
DA MCU:

Where the development does not provide the following
landscaping requirement in the front setback area:




Dual occupancy
Dual occupancy if involving a partial third storey

Express DA – Applicant Guidelines – Version 3



2 uncovered garden beds (1 for each unit)– each
with a minimum area of 6m² and a minimum
width of 1.5m.
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Table 4.2.3.3.1 (2) – Dual occupancy
Activity

Exclusion

Note: This does not apply to a Dual occupancy if involving an
addition.

Multiple dwelling
Table 4.2.3.3.2 (1) – Multiple dwelling
Activity

Exclusion

The following code assessment Express DA MCU:


Where the development does not provide one of the following
landscaping requirements in the front setback area:

Multiple dwelling if involving 3 to 10 dwellings which
does not exceed:
o
3 storeys and 15 metres; or
o
3 storeys and 16 metres.



1 uncovered garden bed – with a minimum area of
10m² and minimum width of 1.5m
OR

Note: This does not apply to a Multiple dwelling if involving an
addition.



2 uncovered garden beds – each with a minimum
area of 6m² and a minimum width of 1.5m.

4.2.3.4 City Plan exclusions (Gate 2)
Overlays
Table 4.2.3.4.1 (1) – Overlay maps - General
Activity

Exclusion

Any Express DA MCU or ROL

Where the development is identified on any of the following
overlay maps:

Heritage overlay map

Mudgeeraba village character overlay map


Table 4.2.3.4.1 (2) – Airport environs overlay map
Activity

Exclusion

Any Express DA MCU which triggers assessment against the
Airport environs overlay code.

Where the development is identified on the Airport environs
- Obstacle Limitation Surface (OLS) and Aircraft
Operational (PANS-OPS) surfaces overlay maps and do
not comply with RO1 or AO1 – Heights of buildings and other
structures in the Airport environs overlay code.
Where the development is identified on the Airport environs
– lighting area buffer zones overlay map and does not
comply with RO5 or AO3.4 – Reflective materials, advertising
devices and artificial light sources (on land within the Gold
Coast Airport lighting zone in the Airport environs overlay
code).

Any code assessment Express DA MCU which triggers
assessment against the Airport environs overlay code.
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Where the development is identified on the Airport environsAustralian Noise Exposure Forecast (ANEF) contour
overlay map and does not comply with AO2 – Acoustic
treatment to buildings to lessen the impact of aircraft noise
(on land within the Airport environs – Airport Noise Exposure
Forecast (ANEF) contour overlay map) in the Airport environs
overlay code.
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Table 4.2.3.4.1 (2) – Airport environs overlay map
Activity

Exclusion
Where the development is identified on the Airport environs
- wildlife hazard buffer zones overlay map and does not
comply with AO6.1 – Potential bird or bat strike on aircraft (on
land within the Gold Coast Airport wildlife hazard buffer
zones) in the Airport environs overlay code.

Table 4.2.3.4.1 (3) – Bushfire hazard overlay map
Activity

Exclusion

Any Express DA MCU or ROL which triggers assessment
against the Bushfire hazard overlay code.

Where the development does not comply with RO1 or AO1 –
Bushfire hazard in the Bushfire hazard overlay code.

Table 4.2.3.4.1 (4) – Coastal erosion hazard overlay map
Activity

Exclusion

Any Express DA MCU on ocean front land which triggers
assessment against the Coastal erosion hazard overlay code.

Where the development does not comply with RO1 or AO1 –
Setbacks in the Coastal erosion hazard overlay code.

Any Express DA MCU on a canal or waterway which triggers
assessment against the Coastal erosion hazard overlay code.

Where the development includes building/s and/or
structure/s in the lower 3rd section between the waterway
building setback line and waterway regulation line.
Note: To understand what lower 3rd section means – refer to
Figure 3.
Note: This does not apply to any existing lawfully established
building/s and/ or structure/s located in the ‘lower 3rd section’.
Or any Open structures which are above the designated
flood level for the site.

Figure 3 – Example of the ‘lower 3rd’ section for development on a canal or waterway

Express DA – Applicant Guidelines – Version 3
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Table 4.2.3.4.1 (5) – Environmental significance overlay map
Activity

Exclusion

Any Accepted to code Express DA MCU which triggers
assessment against the Environmental significance overlay
code.

Where the development is identified on the Environmental
significance – Biodiversity overlay map and the
development does not comply with RO1 – Biodiversity
areas of the Environmental significance overlay code.

Please note: this does not apply to any Dwelling house
(secondary dwelling) located within the following zones:


Low density residential zone; or



Rural residential zone; or



Rural zone.

Any Code assessable Express DA which triggers assessment
against the Environmental significance overlay code.
Please note: this does not apply to any Dwelling house
(secondary dwelling) located within the following zones:


Low density residential zone; or



Rural residential zone; or



Rural zone.

Where the development is identified on the Environmental
significance – Vegetation management overlay map and
the development does not comply with RO3 – Biodiversity
areas of the Environmental significance overlay code.
Where the development is identified on the Environmental
significance – Priority species overlay map and the
development does not comply with RO4 – Biodiversity areas
of the Environmental significance overlay code.
Where the development is identified on the Environmental
significance – Biodiversity areas map and the
development does not comply with PO2 – Biodiversity areas
of the Environmental significance overlay code.
Where the development is identified on the Environmental
significance – Vegetation management overlay map or
the Environmental significance – biodiversity areas
overlay map and the development does not comply with
PO6 – Vegetation management of the Environmental
significance overlay code.
Where the development is identified on the Environmental
significance –Vegetation management overlay map and
the development does not comply with PO8 – Vegetation
management of the Environmental significance overlay
code.
Where the development is identified on the Environmental
significance – Vegetation management overlay map or
the Environmental significance – biodiversity areas
overlay map and the development does not comply with
PO9 – Vegetation management of the Environmental
significance overlay code.

Any Express DA ROL which is located within the Rural
residential zone.

Where the development is identified on the Environmental
significance – wetlands and waterways overlay map and
does not comply AO5.1-AO5.5 – Wetland and waterway

Any Express DA MCU for a Dwelling house (secondary
dwelling) which triggers assessment against the Environmental
significance overlay code and is located within any of the
following zones:

Where the development is identified on the Environmental
significance – wetlands and waterways overlay map and
does not comply with RO2 or AO5.1-AO5.5 – Wetland and
waterway.



Rural residential zone; or



Rural zone.

Any Express DA MCU for a Dwelling house (secondary
dwelling) which is located within any of the following zones:


Low density residential zone,



Rural residential zone or



Rural zone.

Where the development is identified on the Environmental
significance – Biodiversity areas overlay map and the
development is not more than 30 metres from mapped
vegetation located on the subject site.
Where the development is identified on the Environmental
significance – Priority species overlay map and the
development is not more than 30 metres from mapped
vegetation located on the subject site.
Where the development is identified on the Environmental
significance – Vegetation management overlay map and
the development is not more than 30 metres from mapped
vegetation located on the subject site.

Table 4.2.3.4.1 (6) – Extractive resources map
Express DA – Applicant Guidelines – Version 3
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Activity

Exclusion

Any Code Express DA MCU or ROL

Where the development is identified on the Extractive
resources overlay map.

Table 4.2.3.4.1 (7) – Flood overlay map
Activity

Exclusion

Any Express DA MCU for a Multiple dwelling if involving 4 to
10 dwellings

Where the development is identified on the Flood overlay
map.

Any Express DA ROL with 4 or 5 freehold lots

Where the development is identified on the Flood overlay
map.

Any Express DA MCU or ROL which triggers assessment
against the Flood overlay code.

Where the development does not comply with RO1 or AO1
– Flood storage in the Flood overlay code.
Where the development does not comply with RO2 or AO2.1
– Building floor levels in the Flood overlay code.

The following code assessment Express DA MCU in the Low,
Medium or High density residential zones:







Dual occupancy
Dual occupancy if involving an addition for a
habitable room
Dual occupancy if involving a partial third storey
Dwelling house if involving a partial third storey
Multiple dwelling if involving up to 3 dwellings
Multiple dwelling if involving an addition for a
habitable room

An Express DA ROL up to 3 freehold lots which is for a future
Dwelling house or Dual occupancy in the Low, Medium or
High density residential zone.

Where the development is identified on the Flood overlay
map and does not comply with the shelter in place interim
framework outlined in the Interim approach for small scale
developments at risk of isolation due to flood.

Where the development is identified on the Flood overlay
map and does not comply with the shelter in place interim
framework for reconfiguring a lot as outlined in the Interim
approach for small scale developments at risk of isolation due
to flood.

Table 4.2.3.4.1 (8) – Landslide hazard overlay map
Activity

Exclusion

Any Express DA MCU or ROL with triggers assessment against Where the development does not comply with RO1 or AO1 –
the Landslide hazard overlay code.
Site slope constraints in the Landslide hazard overlay code.
Where the development requires assessment against AO5 or
PO5 – Slope constraints and stability in the Landslide hazard
overlay code.

Table 4.2.3.4.1 (9) – Water resources catchment overlay map
Activity

Exclusion

Any Express DA MCU or ROL

Where the development is identified as being in the water
supply buffer area on the Water resources catchment
overlay map.

Express DA – Applicant Guidelines – Version 3
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Development codes (Gate

2)

Table 4.2.3.4.2 (1) – General development provisions code
Activity

Exclusion

Any Express DA MCU or ROL

Where the General development provisions code applies and
the development does not have a lawful point of discharge
and incorporate stormwater drainage works in accordance
with the requirements of SC6.11 City Plan policy – Land
development guidelines, Section 4 – Stormwater
drainage and water sensitive urban design standards.

Any Express DA MCU or ROL

Where the General development provisions code applies and
the development does not comply with RO8 or AO12 –
Infrastructure in the General development provisions code.

Any code assessment Express DA MCU or ROL

Where the General development provisions code applies and
the development does not comply with AO4.1 – Landscaping
in the General development provisions code.

Note: This does not apply to the following express DA MCU
activities:







Caretaker’s accommodation
Community residence
Dual occupancy
Dual occupancy if involving a partial third storey
Dwelling house if involving a partial third storey
Dwelling house if involving a secondary dwelling

Table 4.2.3.4.2 (2) – Industrial design code
Activity

Exclusion

Any code assessment Express DA MCU in an industry zone

Where the Industrial design code applies and the
development does not comply with AO6.2 – Amenity in the
Industrial design code.

Table 4.2.3.4.2 (3) – Solid waste management code
Activity

Exclusion

The following code assessment Express DA MCU:













Educational establishment if not primary or
secondary school
Food and drink outlet
Hardware and trade supplies
Health care services
Low impact industry
Medium impact industry
Multiple dwellings if involving 3 to 10 dwellings
Office
Service industry
Shop
Showroom
Warehouse

Where the Solid waste management code applies and the
development does not comply with:




AO1.1 – 1.4 and AO2 - Waste and recycling
storage and bin wash-down facilities
AO3.1 and AO3.2 – Amenity
AO4 – Waste servicing

or requires assessment against:


PO5 - Non-serviced areas

Table 4.2.3.4.2 (4) – Transport code
Activity

Exclusion

Any Express DA MCU

Where the Transport code applies and the development does
not comply with RO4 and RO5 or AO6.1 and AO6.2 –
Servicing in the Transport code.
Note this does not apply to the following Express DA MCU:
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Any business, community or industrial activity where
the development is limited to an individual tenancy
within an existing complex and the development
does not alter the existing service vehicle parking
space(s).
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Where the Transport code applies and the development does
not comply with RO12 or AO25.1 – General in the Transport
code.
The following Express DA MCU:





Any business activity
Any community activity
Any industrial activity
Multiple dwelling if involving 4 to 10 dwellings

Express DA – Applicant Guidelines – Version 3

Where the Transport code applies and the development does
not comply with RO13 – General or AO19 – Ingress and
egress in the Transport code.
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4.2.4

Assessment benchmarks which require specialist reports, statements and/or drawings
(Gate 3)

This section outlines the specific assessment benchmarks (performance outcome, acceptable
outcome or required outcomes) where certain types of specialist reports, statements and/or drawings
are required to accompany an application.
To be clear, where the application is subject to any of the assessment benchmarks outlined in the
tables below, and does not include the required specialist reports, statements and/or drawings, the
application is not eligible for Express DA assessment. This is to ensure the City can assess the
application within a 10 to 15 business day timeframe and minimise the likelihood of an information
request.
Important note – all specialist reports and statements must:




Be prepared by a suitably qualified person.
Demonstrate awareness of each other.
Not contradict another report, plan or statement.

It is also important to note these requirements are required in addition to those outlined in section
5.2.
4.2.4.2 Overlay codes (Gate 3)
Table 4.2.4.1 (1) – Airport environs overlay code
Assessment benchmark

Report / statement / drawing required

PO2 or AO2 – Acoustic treatment to buildings to lessen the
impact of aircraft noise

Noise impact assessment report.
Elevation drawing, identifying:


Acoustic material proposed to meet AS2021:2015
Acoustics – Aircraft noise intrusion – building siting
and construction.

Table 4.2.4.1 (2) – Bushfire hazard overlay code
Assessment benchmark

Report / statement / drawing required

RO1 or AO1 – Bushfire hazard

Bushfire hazard assessment report.

Table 4.2.4.1 (3) – Coastal erosion hazard overlay code
Assessment benchmark

Report / statement / drawing required

RO1 or AO1 – Setbacks

The following drawings:



Elevation of each side of the development.
Cross section.

Identifying:
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Foreshore seawall line
A 8.1m setback line from foreshore seawall line
The setback of the development from the 8.1m
setback line
Any structures within the lower third area,
demonstrating that they area open and above
the Designated Flood Level of the site.
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Table 4.2.4.1 (4) – Environmental significance overlay code
Assessment benchmark

Report / statement / drawing required

AO6, AO7, PO6 or PO7 – Vegetation management

Site drawing, identifying:




PO8 – Vegetation management

Site drawing, identifying:




PO9 – Vegetation management

The medium priority vegetation.
Driveway/s and vehicular crossing/s.
.

Site drawing, identifying:



AO12 or PO12 – Vegetation management

The medium and general priority vegetation.
Driveway/s and vehicular crossing/s.

Site drawing, identifying:




AO11 or PO11 – Vegetation management

The high priority vegetation.
Driveway/s and vehicular crossing/s.

Site drawing, identifying:



AO10 or PO10 – Vegetation management

The regulated vegetation.
Driveway/s and vehicular crossing/s.
.

The general priority vegetation.
Driveway/s and vehicular crossing/s.

Site drawing, identifying:




The high priority and/or regulated vegetation.
Driveway/s and vehicular crossing/s.
The 30m buffer from the high priority and/or
regulated vegetation.

AO17,PO17, AO18.1, AO18.2, PO18, AO19, PO19, AO20.1,
AO20.2 or PO20 – Priority species

Site drawing, identifying:

PO22 – Fauna management

Fauna management plan.

AO23 or PO23 – Tenure, ownership and management
arrangements

Covenant wording outlining how areas proposed for retention
and areas requiring rehabilitation will be retained and
protected.

Note: This only applies when the site is not adjacent to public
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Driveway/s and vehicular crossing/s
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Table 4.2.4.1 (4) – Environmental significance overlay code
Assessment benchmark

Report / statement / drawing required

open space or is not a buffer to a major waterway.
PO25 – Tenure, ownership and management arrangements

Covenant management plan.

PO26 – Rehabilitation

Rehabilitation management plan.
Site drawing. identifying:


Area of rehabilitation.

Table 4.2.4.1 (5) – Flood overlay code
Assessment benchmark

Report / statement / drawing required

RO1 or AO1 – Flood storage

Site drawing, identifying:


Area and volume of earthworks (cut/fill).

The following drawings:



Longitudinal section.
Cross section.

Identifying:






The earthworks (cut/fill)
Australian Height Datum (AHD)
Existing ground level.
Proposed ground level.
Free gravity drainage.

The following information is required for applications that
propose to alter the flood storage of the site through
earthworks or the introduction of fixed solid unopen
structures within the site:


Flood storage capacity calculations certified by a
Registered Professional Engineer of Queensland.
Note: This can be in a written statement or where
appropriate on the site drawing.

RO2 or AO2.1 – Building floor levels

Elevation of each side of the development, identifying:





PO11 – Access with respect to hazard
Note: This only applies to the following express code
assessment DA MCU in the Low, Medium or High density
residential zones:







Dual occupancy
Dual occupancy if involving an addition for a
habitable room.
Dual occupancy if involving a partial third storey
Dwelling house if involving a partial third storey
Multiple dwelling if involving up to 3 dwellings
Multiple dwelling if involving an addition for a
habitable room

The following drawings:




Elevation of each side of the development.
Longitudinal section.
Cross section.

Identifying:




Australian Height Datum (AHD).
Probable maximum flood (PMF) level.
Shelter in place location.

Floor drawing of each storey, identifying:
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Australian Height Datum (AHD)
Designated flood level.
Building floor level of habitable room/s.
The separation distance between the designated
flood level and building floor level of habitable
room/s.

Area of each habitable space (in m²).
Toilet.
Shower.
Unobstructed egress option/s for emergency
evacuation (e.g. balcony or deck).
Dedicated storage cupboard.
Automatic fire detection and warning systems.

Page 26 of 37

PO11 – Access with respect to hazard
Note: This only applies to express DA MCU in the Business or
Industrial activity group

Technical report or statement from a Registered Professional
Engineer of Queensland confirming design drawings comply
with the shelter in place interim framework outlined in the
Interim approach for small scale developments at risk of
isolation due to flood.

PO11 – Access with respect to hazard

Covenant wording outlining how any future development will
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Table 4.2.4.1 (5) – Flood overlay code
Assessment benchmark

Report / statement / drawing required

Note: This only applies to the following express code
assessment DA ROL in the Low, Medium or High density
residential zones:

incorporate a shelter area above the probable maximum flood
level.



Freehold subdivision (up to 3 freehold lots) for a
future Dwelling house or Dual occupancy

Table 4.2.4.1 (6) – Landslide hazard overlay code
Assessment benchmark

Report / statement / drawing required

RO1 or AO1 – Site slope constraints

Certification from a Registered Professional Engineer of
Queensland confirming the risk of landslide is at a low level.

4.2.4.3 Development codes (Gate3)
Table 4.2.4.2 (1) – Driveways and vehicular crossings code
Assessment benchmark

Report / statement / drawing required

RO1 in Table 9.4.2-1 and AO1 – Location

Site drawing, identifying:




The driveway and its dimensions.
Annotated pedestrian sight triangles and their
dimensions.
The distance between the driveway and the tangent
point of any street corner (where applicable).

The following drawings:



Longitudinal section.
Cross section.

Identifying:

RO2 in Table 9.4.2-1 and AO2 – Design

The grade of the driveway.

Site drawing, identifying:




The driveway and its dimensions.
Annotated pedestrian sight triangles and their
dimensions.
The distance between the driveway and the tangent
point of any street corner (where applicable).

The following drawings:



Longitudinal section.
Cross section.

Identifying:


The grade of the driveway.

Table 4.2.4.2 (2) – Dual occupancy code
Assessment benchmark

Report / statement / drawing required

Dual occupancy code

Site drawing, identifying:

Note: This does not apply to a Dual occupancy if involving an
addition.
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The 2 uncovered garden beds (1 for each unit)
each with a minimum area of 6m² and minimum
width of 1.5m.
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Table 4.2.4.2 (3) – General development provisions code
Assessment benchmark

Report / statement / drawing required

PO1 – Amenity protection

Noise impact assessment report.

Note: This only applies to the following code assessment DA
MCU:



Health care services.
Educational establishment if not involving a primary
or secondary school.

PO2 – Amenity protection

Noise impact assessment report.

Note: This only applies to the following code assessment DA
MCU:



Health care services.
Educational establishment if not involving a primary
or secondary school.

AO4.1 – Landscaping

Statement of landscape intent.

RO7, AO11 or PO11 – Infrastructure

Site drawing, identifying:



RO8 or AO12 – Infrastructure

Dimensions of all infrastructure connection points
and conduits within the site.
Dimensions of all utility infrastructure external to the
site.

Site drawing, identifying:


All proposed buildings, structures, footings and
landscaping with extensive root systems are a
minimum of 1m clear of sewer and/or water
connections or pipes up to and including its
inspection opening.

Water and sewer infrastructure drawing, identifying:


AO13 or PO13 – Site analysis

The exact location of water and sewer infrastructure
(e.g. pipes, maintenance holes, maintenance
shafts, junctions, valves etc).

Site analysis.

Table 4.2.4.2 (4) – Healthy waters code
Assessment benchmark

Report / statement / drawing required

Healthy waters code

Site drawing, identifying:


The lawful point of discharge.

Note: This applies to all development, unless an interallotment drainage system exists or is proposed.
Stormwater drainage drawing, identifying:


The inter-allotment drainage system.



The lawful point of discharge the inter-allotment
drainage system connects to.



All other lots serviced by the inter-allotment
drainage system.

Note: This only applies when an inter-allotment drainage
system exists or is proposed.

Express DA – Applicant Guidelines – Version 3
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Table 4.2.4.2 (5) – Industrial design code
Assessment benchmark

Report / statement / drawing required

AO6.2 – Amenity

Site drawing, identifying:



Any adjoining non-industrial zoned land, sensitive
land use, rail corridor or state controlled road
(whichever is relevant).
The landscape buffer which is a minimum of 10m
wide and includes plant species and pots sizes:
o
providing at least 50% screening along the
boundary within one year.
o
which will reach a maturity height greater than
10m.

Table 4.2.4.2 (6) – Multiple accommodation code
Assessment benchmark

Report / statement / drawing required

Multiple accommodation code

Site drawing, identifying:

Note: This does not apply to a Multiple dwelling if involving an
addition.



1 uncovered garden bed – with a minimum area of
10m² and minimum width of 1.5m
OR



2 uncovered garden beds – each with a minimum
area of 6m² and a minimum width of 1.5m.

Table 4.2.4.2 (7) – Reconfiguring a lot code
Assessment benchmark
Reconfiguring a lot code

Report / statement / drawing required
Community management statement.
Note: This only applies when a community title subdivision
with common property is proposed.

AO1 or PO1 – Reconfiguration of sloping lots

Earthworks drawing, identifying:





Existing and proposed contours.
Areas to be cut and filled.
The location and level of any permanent survey
marks or reference stations used as a datum for the
works.
The locations of retaining walls and their height.

Note: This only applies when the allotments average finished
slope exceeds 10%.

Table 4.2.4.2 (8) – Solid waste management code
Assessment benchmark

Report / statement / drawing required

Solid waste management code

The following drawings:

Note: This only applies to the following Express DA MCU:













Educational establishment if not primary or
secondary school
Food and drink outlet
Hardware and trade supplies
Health care services
Low impact industry
Medium impact industry
Multiple dwellings if involving 3 to 10 dwellings
Office
Service industry
Shop
Showroom
Warehouse
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Site drawing.
Floor drawing.
Cross section.

Identifying:





Bin storage point including dimension.
Dimensions of bin enclosure or designated bin
storage area, including approximate distances.
Any ramp grades between bin storage point and
servicing points.
Annotated proposed bin carting and waste carting
routes (through the use of arrows).
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Table 4.2.4.2 (8) – Solid waste management code
Assessment benchmark

Report / statement / drawing required

PO5 – Non-serviced areas

Waste management plan.

Note: This only applies to the following Express DA MCU
when they are in a non-serviced area:







Food and drink outlet
Shop
Hardware and trade supplies
Health care services
Office
Showroom

Table 4.2.4.2 (9) – Transport code
Assessment benchmark

Report / statement / drawing required

RO1 and AO1 – Car parking

Site drawing, identifying:


All off-street car parking spaces

Note: It is a requirement all off-street car parking spaces are
numbered.
Floor drawing, identifying:





All areas used to calculate the development’s total
use area.
Hatching over the area/s used to calculate the
development’s total use area.
The m² for each area used to calculate the
development’s total use area
The m² for each floor level.

Note: This only applies when the number of off-street car
parking is calculated by the development’s total use area.
PO1 – Car parking

Parking assessment report
Note: Parking survey data may be required to support this
report. Applicants will be advised at the pre-submission if this
is required.

RO4 and RO5 or AO6.1 and AO6.2 – Servicing

Site drawing, identifying:



Dimensions of all car parking, service vehicle
facilities, parking aisles and circulation roadway/s.
Length and width of the driveway and/or circulation
roadway/s.

Longitudinal section drawing, identifying:

RO6 and AO10.1 – Active transport network
Note: This only applies to the following Express DA MCU:





Any business activity
Any community activity
Any industrial activity
Multiple dwelling if involving 4 to 10 dwellings

Grade of the driveway and/or circulation roadway/s.

The following drawings:



Site drawing
Floor drawing/s

Identifying:



Number of bicycle parks, showers, toilets and
lockers.
Dimensions of all bicycle parks.

Note: It is a requirement all bicycle parks, showers, toilets and
lockers are labelled and numbered.

Express DA – Applicant Guidelines – Version 3
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Table 4.2.4.2 (9) – Transport code
Assessment benchmark

Report / statement / drawing required

PO10 – Active transport network

A written statement :

Note: This only applies to the following Express DA MCU:







Any business activity
Any community activity
Any industrial activity
Multiple dwelling if involving 4 to 10 dwellings

Justifying how the proposed number of end of trip
facilities will accommodate the development’s end
of trip facilities demand.
OR



Outlining the details of alternative measures or
practices the development will provide to facilitate
active transport options.

The following plans:



Site drawing
Floor drawing/s

Identifying:




Number of bicycle parks, showers, toilets and
lockers.
Dimensions of all bicycle parks.
Proposed alternative end of trip facilities.

Note: It is a requirement all bicycle parks, showers, toilets,
lockers and any proposed alternative end of trip facilities are
labelled and numbered.
RO12 and AO25.1 – General

Site drawing, identifying:


RO13 – General

The dimensions of all off-street car parking spaces.

Site drawing, identifying:


Typical swept path/s

Note: These swept path/s:




AO19 – Ingress and egress

Have been generated using AUTOTURN or similar
specialised software.
Show clearance is maintained around the vehicle at
all times in accordance with AS2890.1 and
AS2890.2.
Show all vehicles can enter and exit the site in a
forward gear unless otherwise stated in Table
9.4.13-8 – Service vehicle requirements.

Site drawing, identifying:


Typical swept path/s

Note: These swept path/s:




PO19 – Ingress and egress

Have been generated using AUTOTURN or similar
specialised software.
Show clearance is maintained around the vehicle at
all times in accordance with AS2890.1 and
AS2890.2.
Show all vehicles can enter and exit the site in a
forward gear unless otherwise stated in Table
9.4.13-8 – Service vehicle requirements.

Site drawing, identifying:


Typical swept path/s

Note: These swept path/s:




AO20 – Integrated transport and land use
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Have been generated using AUTOTURN or similar
specialised software.
Show clearance is maintained around the vehicle at
all times in accordance with AS2890.1 and
AS2890.2.
Show all vehicles can enter and exit the site in a
forward gear unless otherwise stated in Table
9.4.13-8 – Service vehicle requirements.

Traffic impact assessment.
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Table 4.2.4.2 (10) – Vegetation management code
Assessment benchmark

Report / statement / drawing required

AO1 or PO1 – Vegetation management plan

Vegetation management plan.
Site drawing, identifying:









Any assessable vegetation.
Species, height and girth of assessable vegetation.
Tree protection zone.
Structural root zone.
Canopy extent of assessable vegetation.
Where present on the site or adjoining site/s:
o
Waterways.
o
Ridgetops.
o
Slopes greater than 25%.
When removal of vegetation is proposed:
o
Location, size and species of replacement
vegetation to compensate for the loss of
removed vegetation.

A written statement, outlining:
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How retained vegetation will be protected during
works in accordance with AS4970-2009 –
Protection of trees on development sites.
How vegetation is proposed to be damaged.
How the damaged vegetation is to be removed or
disposed of.
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5. What information needs to accompany an Express DA?
Overview

5.1

This part of the guideline outlines the type and standard of information required to accompany an
Express DA and is referred to as ‘application material’.
The City requires applicants to submit application material which is of a high quality. An application of
this quality allows for an accurate and timely assessment, and minimises the likelihood of an
information request.
When an applicant submits application material in accordance with section 5.2 and those outlined in
section 4.2.4 it is considered a well-made and high quality application.

5.2

Application material

The application material required to accompany an Express DA is outlined in:



Section 4.2.4 - Assessment benchmarks which require specialist reports, statements and/or
drawings; and
Tables 5.2 (1) to 5.2 (3) below.

Table 5.2 (1) – Templates – Express DA MCU or ROL
Application material

Requirements / standard

Planning report template

A completed planning report template.
Note: The planning report template is available on the City’s
website and includes guidance on how to discuss compliance
with relevant assessment benchmarks.

Code templates

Completed relevant code templates, identifying:


How the development complies with the relevant
specific benchmarks for assessment and/ or overall
outcomes of the code.

Note: The code templates are available on the City’s website.

Table 5.2 (2) – Drawings – Express DA MCU
Application material

Requirements / standard

All drawings

All drawings must:





Site drawing

Site drawing, identifying:
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Clearly illustrate the proposed development.
Be drawn to scale.
Include a north point.
Include references such as:
o
Drawing title.
o
Date.
o
Version.
o
Who has prepared the drawing.

The proposed development, including any ancillary
structures.
Existing structures to be retained as part of the
development.
Any vegetation to be retained.
Communal space and private open space (when
they form part of the proposed development).
Existing or proposed infrastructure within and
external to the site (e.g. within the road reserve
fronting the site).
Site property boundaries.
Dimensions of bin storage point.
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Table 5.2 (2) – Drawings – Express DA MCU
Application material

Requirements / standard





Floor drawing

Floor drawing, identifying:




Elevation drawing

Dimensions of bin servicing point.
Dimensions of communal space and private open
space (when they form part of the proposed
development).
Dimensions of setbacks to all boundaries.
Any of the specific site drawing requirements
identified in section 4.2.4.

Each floor level, including roof level.
Dimensions of setbacks to all boundaries.
Any of the specific floor drawing requirements
identified in section 4.2.4.

Elevation drawing of each side of the development,
identifying:





Building height.
Materials, finishes and colour palette for the
development.
Dimensions and colour of any screen/s.
Any specific elevation drawing requirements
identified in section 4.2.4.

Note: Elevation drawings are not required if the development
is located within an existing building and no changes are
proposed.

Table 5.2 (3) – Drawings – Express DA ROL
Application material

Requirements / standard

All drawings

All drawings must:





Plan of subdivision

Plan of subdivision, identifying:







Building envelope drawing

Clearly illustrate the proposed development.
Be drawn to scale.
Include a north point.
Include references such as:
o
Drawing title.
o
Date.
o
Version.
o
Who has prepared the drawing.

Proposed boundaries.
Topography.
Lot size.
Lot dimensions.
Existing or proposed infrastructure within and
external to the site (e.g. within the road reserve
fronting the site)
Existing structures to be retained as part of the
development.

Building envelope drawing, identifying


The location of proposed building envelopes.

Note: This only applies when building envelopes are
proposed.
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6.

Where can I get help?

The City’s dedicated Express Development Assessment team is here to help. Contact us on:
Email:

ExpressDA@goldcoast.qld.gov.au

Phone:

07 5582 8694

cityofgoldcoast.com.au

7.

Where can I find templates and other supporting information?

The following templates are available on the City’s website:



Planning report template
Code templates.

Also available on the City’s website are:





Example completed planning reports and code templates.
Forms:

Pre-submission request form.

Flood conveyance check form.

Express DA Application form.
Express DA – Governance framework.

Express DA – Applicant Guidelines – Version 3
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8.

Definitions

This part of the guideline provides a list of definitions which can assist with understanding this
guideline and the City Plan.

8.1

City Plan definitions

Table 8.1 (1) lists the City Plan definitions which are referenced in this guideline. The applicant should
refer to Schedule 1 of the City Plan to understand what these definitions mean.
Table 8.1 (1) – List of City Plan definitions used in this guideline
Definitions


Active transport



Damage (vegetation)



Secondary dwelling



Ancillary



Designated flood level



Sensitive land use



Assessable koala feed and shelter
tree



Driveway



Setback





Flood storage



Structure

Assessable vegetation





Ground level



Total use area (TUA)

Australian height datum (AHD).





Habitable room



Waterway

Buffer





Lawful point of discharge



Wetland

Building height





Partial third storey

Bushfire hazard





Private open space

Community management
statement



Probable maximum flood (PMF)

8.2

Express DA guideline definitions

Table 8.2 (1) provides a list of definitions specific to this guideline.
Table 8.2 (1) – List of Express DA guideline definitions
Definition

Meaning

Addition

Means one (1) of the following:






Carport.
Garage (where it complies with setback
requirements in the relevant zone code).
Gatehouse.
Habitable room extension.
Patio/outdoor deck or similar.

Building envelope drawing

A drawing which shows the building envelope/s of a proposed
development.

Bushfire hazard assessment report

A written report about the bushfire hazard to assess the risks
to property and human life.

Circulation roadway

A driveway/private roadway within an off-street car park which
links the vehicular crossing.

Concept drawing

A drawing which shows a view from above and the footprint of
buildings and/or structures only.
Note: A concept drawing is an option to submit as part of a
Flood conveyance check. Refer to section 3.5.1 for more
detail.

Covenant management plan

A management plan on how to manage a statutory covenant
area in perpetuity.
Note: A covenant management plan is prepared in
accordance with SC6.8 City Plan policy – Environmental
management plans.

Cross section drawing

Express DA – Applicant Guidelines – Version 3

A drawing which shows a vertical plane cut through a building
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Table 8.2 (1) – List of Express DA guideline definitions
Definition

Meaning
or structure.

Earthworks drawing

A drawing which shows the removal or importation of material
which changes the ground level of the land.

Elevation drawing

A drawing which shows the front and/or side of a building or
structure.

Fauna management plan

A management plan which provide fauna management
strategies to minimise the risk of harm and provide for the
welfare of fauna during approved vegetation clearing and
construction activities.
Note: A fauna management plan is prepared in accordance
with SC6.8 City Plan policy – Environmental management
plans.

Flood emergency management plan

A management plan detailing the emergency management
arrangements during a flood event.

Floor drawing

A drawing which shows a view from above of a building or
structure.

Geotechnical stability assessment report

A written report about the stability of the land to assess the
risks to property and human life on the site or adjoining
properties.

Inter-allotment drainage system

The stormwater system located at the rear of the property,
with a slotted grate and a grass swale to guide some of the
excess overland flow into the system.

Longitudinal section drawing

A drawing which shows the horizontal and vertical profile of a
building or structure.

Noise impact assessment report

A written report about the acoustic qualities of a development
to assess its noise impacts on users and surrounding area.
Note: A noise impact assessment report includes
recommendations about how noise impacts are managed and
implemented.

Open structure

A structure, such as a deck or patio, which is elevated from
the natural ground level and does not in anyway enclose the
space/s:


Between the ground and the base of the structure;
and/or



The space above the base of the structure and any
roofing or the like.

Parking assessment report

A written report about a development’s car parking demand
and its ability to accommodate for this demand.

Parking survey data

The data from a parking survey to assess how a development
will accommodate the car parking demand.

Plan of subdivision

A plan which shows the proposed subdivision of land.

Registered Professional Engineer of Queensland (RPEQ)

An engineer who holds engineering certification from the
Board of Professional Engineers Queensland. This
certification recognises the competence and qualifications of a
skilled engineer.

Rehabilitation management plan

A management plan about the rehabilitation management
strategies to conserve and enhance biodiversity.
Note: A rehabilitation management plan is prepared in
accordance with SC6.8 City Plan policy – Environmental
management plans.

Shelter in place
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The act of finding a safe location indoors, seeking immediate
shelter and staying there during a flood emergency event until
the threat is removed; rather than evacuating the area to an
alternative safe refuge.

Page 38 of 37

Site analysis

An investigation of a site which identifies all characteristics,
design opportunities and constraints associated with a
proposed development site and its surrounds.
Note: A site analysis is to be undertaken and documented in
accordance with SC6.13 City Plan policy – Site analysis.

Site drawing

A drawing which shows a view from above, the footprint of
buildings, structures, driveways, car parking, landscaping and

Standard development application

A development application i.e MCU or ROL that is not an
Express DA. These applications typically follow the
timeframes specified within the Planning Act and associated
Development Assessment Rules.

Express DA – Applicant Guidelines – Version 3

Page 39 of 37

Table 8.2 (1) – List of Express DA guideline definitions
Definition

Meaning
the like.

Statement of landscape intent

A statement of the broad landscape design intent for
proposed development which assists in designing and
assessing future detailed landscape works as part of a future
operational work – landscape works development application.

Stormwater drainage drawing

A drawing which shows the drainage of stormwater from a
site.

Suitably qualified person

As defined in the City Plan and, in addition, for the purposes
of Express DA:
A suitably qualified person is one (or more) of the following
relevant to implementing the applicable assessment
benchmarks for:
(a)

Bushfire hazard assessment – a relevant qualification or
equivalent experience in all aspects of bushfire
assessment and management, including fire prevention
and fire suppression. They should also have
demonstrated experience in fire management planning
activities in the South East Queensland / Northern New
South Wales region. Responsible for the preparation of a
Bushfire hazard assessment report.

(b)

Geotechnical stability assessment – a relevant
qualification, who is a Registered Practising Engineer of
Queensland (RPEQ) with over 5 years’ experience,
specialising in geotechnical engineering, particularly
experienced in landslide risk assessment and
management. Responsible for the preparation of a
Geotechnical stability assessment report.

(c)

Noise impact assessment – expertise in noise
assessment and management, such as a member of the
Australian Acoustical Society or an accredited member
of the Association of Australian Acoustical Consultants.
Responsible for the preparation of a Noise impact
assessment report.

Swept path

The envelope swept out by the sides of the vehicle body, or
any other part of the structure of the vehicle.

Traffic impact assessment

A written assessment documenting the impacts a
development is likely to have on the amenity, safety and
operation of the road network.
Note: A traffic impact assessment includes recommendations
about how impacts on the road network are managed and
implemented.

Tree protection zone

A specified area above and below ground and at a given
distance from the trunk set aside for the protection of a tree’s
roots and crown to provide for the viability and stability of
trees to be retained where it is potentially subject to damage
by development.
Note: This definition is from AS4970 – Protection of trees on
development sites.

Vegetation management plan

A management plan which provides vegetation management
strategies before, during and after the construction of a
development.
Note: A vegetation management plan is prepared in
accordance with SC6.8 City Plan policy – Environmental
management plans.

Waste management plan

A management plan which outlines how waste will be
managed for a development.

Water and sewer infrastructure drawing

A drawing which shows the exact location of water and sewer
infrastructure on a site (e.g. pipes, maintenance holes,
maintenance shafts, junctions, valves etc.).
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Attachment 1 – Pre-submission timeframes
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FOR MORE INFORMATION

P 1300 GOLDCOAST (1300 465 326)
W cityofgoldcoast.com.au

CITY OF

GOLDCOAST.

