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Important Note 
Apart from fair dealing for the purposes of private study, research, criticism, or review as permitted under 

the Copyright Act, no part of this Report may be reproduced by any process without the written consent of 

Gilvear Planning Pty Ltd (‘Gilvear Planning’). 

This Report has been prepared for the Estate of the Late Rose Straguszi for the sole purpose of making a 

Development Application seeking a Development Permit for Retirement Facility and Reconfiguration of a Lot 

(4 Lots into 51 Residential Lots, 1 Retirement Lot, 3 Future Use Lots, Park and Balance Lots) at Draper 

Road, Gordonvale. This report is strictly limited to the purpose, and facts and circumstances stated within. 

It is not to be utilized for any other purpose, use, matter or application.  

Gilvear Planning has made certain assumptions in the preparation of this report, including: 

That all information and documents provided to us by the Client or as a result of a specific search or 

enquiry were complete, accurate and up to date; 

That information obtained as a result of a search of a government register or database is complete and 

accurate. 

Gilvear Planning is not aware of any particular fact or circumstance, which would render these assumptions 

incorrect, as at the date of preparation of the Report. 

While every effort has been made to ensure accuracy, Gilvear Planning does not accept any responsibility in 

relation to any financial or business decisions made by parties other than those for whom the original report 

was prepared for and/or provided to. If a party other than the Client uses or relies upon facts, circumstances 

and / or content of this Report without consent of Gilvear Planning, Gilvear Planning disclaims all risk and 

the other party assumes such risk and releases and indemnifies and agrees to keep indemnified Gilvear 

Planning from any loss, damage, claim or liability arising directly or indirectly from the use of or reliance on 

this report. 
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Gilvear Planning Pty Ltd 

 

       

Kristy Gilvear
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1.0 Introduction 

The following Planning Report has been prepared by Gilvear Planning Pty Ltd 

(Gilvear Planning) on behalf of the Estate of the Late Rose Straguszi (the 

applicant) in support of a Development Application submitted to the Cairns 

Regional Council seeking approval for a Material Change of Use for Retirement 

Facility and Reconfiguration of a Lot (4 Lots into 51 Residential Lots, 1 

Retirement Lot, 3 Future Use Lots, Park and Balance Lots) on land at Draper 

Road, Gordonvale, described as Lot 2 on SP287503, Lot 3 on RP704103, Lot 

1 on SP109475 and Lot 3 on RP708592 (the subject site). 

Specifically, the applicant proposes to develop a Retirement Facility comprising 162 Units and auxiliary 

recreational activities. Additionally, a subdivision is proposed, seeking approval to create 51 new residential 

Lots, 1 Retirement Lot, 3 Future Use Lots, Park and Balance Lots. The proposed Lots will be delivered in 4 

(four) stages, with the Retirement Facility to be undertaken on Proposed Lot 800 within Stage 1B as 

illustrated on subdivision concept plans.  

For the purpose of this Planning Report, the subject site is taken to be the collective area associated with 

Lot 3 on RP704103, Lot 2 on SP287503, Lot 1 on SP109475 and Lot 3 on RP708592 with a total 

combined area of 42.6Ha.  

Access to the subject site is primarily from Draper Road to the south with an unformed road reserve to the 

north (Loftus Street) benefitting Lot 2 on SP287503 and Lot 3 on RP704103. Easements benefitting the 

Mulgrave Sugar Mill and containing Cane Rail infrastructure interact Lot 2 on SP287503 and Lot 3 on 

RP704103 with established infrastructure not outside of a formalised easement located to the western 

boundary of Lot 3 on RP708592.    

The subject sites are, for the most part, utilised for agricultural purpose through the production of Sugar 

Cane. A residential dwelling and machinery shed are located toward the southern boundary of Lot 2 on 

SP287503. A secondary residential dwelling is located toward the south-eastern boundary of Lot on 3 

RP704103 with an associated machinery shed located across the common boundary between Lot 3 on 

RP708592 and Lot 3 on 704103.  

With the exception of the northern most boundary of Lot 3 on RP704103, the subject site is devoid of mature 

vegetation, having been historically cleared for agricultural purposes. Mackey Creek runs in a generally south-

west to north-east manner along the northern most boundary of Lot 3 on RP704103.  

Pursuant to the Cairns Regional Council Planning Scheme V2.1 (the relevant Planning Scheme), the subject 

site is mapped as being within the Emerging Community Zone, is influenced by various Overlay Codes and is 

within the Gordonvale Local Plan area. 



As per Schedule 1 of the Planning Scheme, the proposed Material Change of Use activity is defined as 

Retirement Facility which pursuant to Table 5.6.d, is subject to Impact Assessment. The proposed 

Reconfiguration of a Lot is subject to Code Assessment as per Table 5.6.d.  Accordingly, Public Notification 

of the proposed development is required, although any Appeal arising from a submission/s would be limited 

to the Retirement Facility concept only.  

The proposed development requires referral to the State Assessment Referral Agency as a Future Busway 

bisects part of the subject site. 

Following a detailed assessment of the relevant matters within the Planning Scheme and the applicable State 

Development Assessment Provisions, it is concluded that the proposed development is able to adequately 

comply with the applicable Performance and Accepted Outcomes sought through the applicable elements of 

the Strategic Framework and the relevant Zone, Overlay and Development Codes and the SDAP Codes. 

This Development Application is therefore submitted to the Cairns Regional Council for consideration and 

approval, subject to the imposition of reasonable and relevant Conditions.   

 

 

 



2.0 Summary 

P R O P O S A L  S U M M A R Y  

Address: Draper Road, Gordonvale  

Real Property Description: • Lot 2 on SP287503; 

• Lot 3 on RP704103; 

• Lot 1 on SP109475; and  

• Lot 3 on RP708592.     

Site Area/Frontage: • Lot 2 on SP287503 – 19.37Ha 

• Lot 3 on RP704103 – 20.33Ha  

• Lot 1 on SP109475 – 4000m2  

• Lot 3 on RP708592 – 2.5Ha   

Total Area – 42.6Ha 

Owners: The Estate of the Late Rose Straguszi  

Refer Title Searches, Copy Will and Owners Consent in 

Attachment 1 – Title Search  

Easements & Encumbrances: As per Attachment 1 – Title Search  

Proposal: • Reconfiguration of a Lot including Boundary 

Realignment (4 Lots into 51 Residential Lots, 1 

Retirement Lot 3 Future Use Lots and Balance Lots)  

• Material Change of Use for Retirement Facility  

Approvals Sought: • Development Permit – Reconfiguration of a Lot  

• Development Permit – Material Change of Use  

Level of Assessment: • Reconfiguration of a Lot – Code   

• Material Change of Use for Retirement Facility – Impact  

Zone: Emerging Community Zone  

Overlays (Precincts): • Airport Environs;  

• Bushfire Hazard;  

• Flood and Inundation Hazards; and   

• Transport Network.   

Local Area Plan (Precincts): Gordonvale Local Plan – Precinct 4  

Regional Plan Designation: Far North Queensland Regional Plan – Urban Footprint  



P R O P O S A L  S U M M A R Y  

State Interests –  

State Planning Policy: 

Agriculture  

• Agricultural Land Class A and B  

Biodiversity  

• MSES Regulated Vegetation (Category R), Lot 3 on 

RP704103 only; and  

• MSES Regulated Vegetation (Intersecting a Watercourse) 

Lot 3 on RP704103 only. 

Water Quality  

• Water Resource Catchments  

Natural Hazards Risk and Resilience  

• Potential Impact Buffer (Bushfire) Lot 3 on RP704103 

and Lot 2SP287503.  

Transport Infrastructure  

• Active Transport Corridor (Lot 3 RP704103 and Lot 3 

RP708592); and  

• Future Busway Corridor (Lot 3 RP704103 and Lot 3 

RP708592).  

State Interests –  

SARA Mapping: 

Fish Habitat Areas  

• Queensland Waterways for Waterway Barrier Works (Lot 3 

on RP704103 only). 

Native Vegetation Clearing  

• Category X Vegetation; and 

• Category R Vegetation (Lot 3 on RP704103 only).   

Future State Transport Corridor  

• Future Busway Corridor (Lot 3 on RP704103 and Lot3 

RP708592 only).   

State Planning  

Regulatory Provisions: 

Nil 

Referral Agencies: Department of Transport and Main Roads (DTMR) via the State 

Assessment Referral Agency (SARA) 

State Development  

Assessment Provisions: 
• State Code 1 – Development in a State-controlled Road 

Environment; and  

• State Code 3 – Development in a Busway Environment.  



3.0 Site Description 

For the purpose of this Planning Report, the subject site is taken to be the collective area associated with 

Lot 3 on RP704103, Lot 2 on SP287503, Lot 1 on SP109475 and Lot 3 on RP708592 with a total 

combined area of 42.6Ha. The subject sites are generally rectangular in shape with the exception of Lot 3 

on RP708592 which has a triangular form.  

Access to the subject site is primarily from Draper Road to the south with an unformed road reserve to the 

north (Loftus Street) benefitting Lot 2 on SP287503 and Lot 3 on RP704103. Easements benefitting the 

Mulgrave Sugar Mill and containing Cane Rail infrastructure interact Lot 2 on SP287503 and Lot 3 on 

RP704103 with established infrastructure not outside of a formalised easement located to the western 

boundary of Lot 3 on RP708592.    

The subject sites are, for the most part, utilised for agricultural purpose through the production of Sugar 

Cane. A residential dwelling and machinery shed are located toward the southern boundary of Lot 2 on 

SP287503. A secondary residential dwelling is located toward the south-eastern boundary of Lot on 3 

RP704103 with an associated machinery shed located across the common boundary between Lot 3 on 

RP708592 and Lot 3 on 704103.  

With the exception of the northern most boundary of Lot 3 on RP704103, the subject site is devoid of mature 

vegetation, having been historically cleared for agricultural purposes. Mackey Creek runs in a generally south-

west to north-east manner along the northern most boundary of Lot 3 on RP704103.  

The subject site is bound to the north by established residential dwellings on large Lots, to the south by 

progressive urban expansion, to the west by agricultural land used for Sugar Cane production and to the east 

by the Bruce Highway. The Gordonvale Community Centre is located approximately 2km to the south-east of 

the subject site with the Cairns Central Business District located approximately 17km to the north.  

The broader area around the subject site is the subject of ongoing urban development for residential 

allotments. Most recently, an Application for some 250 residential lots to the west of the subject site has 

been submitted to Council.   

The new Gordonvale Police Station is located to the south-east of Lot 2 on SP287503.   

3.1 Preliminary Approval for Reconfiguration of Subject Site  

The subject site is benefited by an existing Planning Approval (Preliminary Approval Reference: 8/13/2156) 

to reconfigure the subject site via the development of 35 Lots (predominantly Residential Lots), Parkland 

and Balance Lots. The Preliminary Approval was issued in October 2018 and does not lapse for six (6) years 

pursuant to the Planning Act 2016.   

A copy of the Preliminary Approval is contained in Attachment 2 – Preliminary Approval  



 

Image 1: Subject Site and surrounding locality (Source: Queensland Globe). 



4.0 Proposal 
The applicant proposes to:  

1. Reconfigure the subject site through the creation of 51 Residential Lots, 1 Retirement Lot, 3 Future 

Use Lots, Park and Balance Lots;   

 

2. Construct a Retirement Facility comprising 162 Units and auxiliary recreational and support 

activities.   

Details relating to each aspect of the proposed development are outlined below. Proposal Plans are contained 

in Attachment 3 – Proposal Plans, and include: 

• Plan No Q174029-PP01 A prepared by Cardno, illustrating Stage 1A in the subdivision; 

• Drawing No Q174029-002-MP-19 Revision D prepared by Cardno, illustrating Stages 1B, 2 and 3 

in the subdivision;  

• Drawings Numbered SK01 – 16 prepared by 8 Pencils, illustrating the Retirement Facility proposed, 

and including staging.  

4.1 The Retirement Facility and Staging 

The Concept  

The central theme and overall concept of the facility is that residents age in place. Thus, once a resident 

enters the facility the intent being they reside in the familiarity of that unit and in a majority of instances 

with their life partner for the rest of their lives. 

Central to this concept is that the level of care required is always available on site and augments to meet the 

needs of the particular Individual, thus the care comes to them rather than requiring them to further transition 

to alternate high care or palliative facilities. 

This augmented care approach gives both peace of mind to the residents and families. There are also great 

advances in technology which will be incorporated in the development whereby staff and indeed offsite family 

members can unobtrusively monitor the wellbeing of residents and immediately provide care or assistance in 

need. 

The Facility 

The proposed Retirement Facility encompasses 162 Units and auxiliary recreational and support activities. 

More broadly, the proposed Facility will include:  

1. 96 x 3 Bedroom Units;   

2. 44 x 2 Bedroom Units;  



3. 22 x 1 Bedroom Units;  

4. Reception, Office and Staff Facilities; and  

5. Auxiliary recreation and support activities (located in a central Plaza) comprising a:  

 

a. Cinema;  

b. Nurse Station; 

c. Physical Therapy Unit;  

d. Memory Support Unit;  

e. Café;  

f. Hairdresser;  

g. Chapel;   

h. Lounge; and  

i. Dining Area.  

The proposed Facility will include 70 carparks and be accessed from a proposed Road to the northern 

boundary of the proposed Lot. Landscaping will be used to buffer the proposed Facility from surrounding 

land uses with approximately 37% of the subject site being Landscaped.   

The site coverage for the Retirement Facility (in regards coverage of Proposed Lot 800) is 52%, with the 

estimated total Gross Floor Area being 16,100m2.  

 

Image 2: Extract concept plans for Retirement Facility – Overall Layout (Source: 8 Pencils – Please disregard inconsistency 

between Proposed Lot Numbering on 8 Pencils Plans and Cardno Subdivision Concept plans – Cardno Concept Plans are 

applicable for lot numbering purposes for the reconfiguration proposed) 
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The proposed Units vary in form, are connected via a centralised network of walkways and are designed to 

respond to the tropical locality. 

The facility itself has two unique characteristics which will set it apart from any other facility in the region. 

One being the design and amenity of the centre and the other being the concept of care being provided. 

In terms of design, the facility is specifically created to provide a mixture of spacious 3, 2 and 1 bedroom 

accommodation with a specific focus on three bedroom accommodation which is designed to make the 

transition from the family home to this facility much more manageable for all. The traditional family home 

remains the predominant residential accommodation in the Cairns Region, particularly for the aging 

population, thus providing a three-bedroom product is seen as an essential configuration to promote the 

transition process both for the resident and the extended family.    

In addition to the accommodation facilities, the complex will comprise a central administration area with 

commercial kitchen, dining and bar facilities and consultation / treatment rooms and dispensary.  

The truly unique component of the development is the Central Piazza comprising the extensive recreation 

facilities for all residents to enjoy including a cinema, chapel, games room, hairdresser, gym and café 

surrounded by extensive gardens, walking tracks and rest areas. The Piazza is designed to be an 

indoor/outdoor space that is visited and utilised by residents every day, so it is a meeting place and a 

recreational and interactive space that has constant activity.  

The Piazza is the place where special events occur. These could include performances, demonstrations, 

markets, family days and the like which are all designed to promote a community/village feel as opposed to 

an institutional feel. 

One of the main issues identified in the recent Aged Care Royal Commission was the lack of visitation and 

interaction with family once the resident entered the home, this predominantly stems from the clinical and 

Institutional nature of a lot of centres. The overall concept in this instance through the Piazza and facilities 

is designed provide an attractive and lively facility which will further promote regular visitation by the 

resident’s children and grandchildren both for daily visits and with a majority of units being 3 bedroom allows 

visitors to stay at the facility. 

In terms of staffing for the centre, it is intended to engage and work closely with local educational institutions 

to facilitate training and development opportunities in the aged care resourcing space more generally, as well 

as within the Facility proposed.  



 

Image 3: Extract concept plans for Retirement Facility – Unit Configuration (example) (Source: 8 Pencils) 

 

Image 4: Extract concept plans for Retirement Facility – Central Facilities (Source: 8 Pencils) 
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Image 5: Extract concept plans for Retirement Facility – Perspectives Central Facilities Precinct (Source: 8 Pencils) 

Staging 

The Retirement Facility is intended to be staged, as illustrated on the Staging Plan included in the Concept 

plan package, prepared by 8 Pencils (Drawing Reference SK16). Specifically, it is proposed to stage the 

project as follows: 

• Stage 1 – Administration, Central Facilities, access and parking, in addition to 60 units for residents; 

• Stage 2 – Expansion west to provide an additional 44 units; 

• Stage 3 – Expansion south and east to provide an additional 58 units.  

Critically, central facilities are provided as part of Stage 1.  

At this stage, subject to obtainment of approvals, and market conditions, it is proposed to work to deliver 

Stage 1 in the next 3 years, with subsequent stages to follow.  

4.2 Proposed Reconfiguration and Staging 

The proposed Reconfiguration will result in:  

• 51 Residential Lots;  

• 1 Retirement Lot;  

• 3 Future Use Lots;  

• Park; and  

• Balance Lots.  

Stage 1A of the subdivision seeks to realign the existing four (4) lot boundaries to permit separation of the 

“development area” from the remaining lots. It is intended to effect this rearrangement as a priority on 

receipt of Approval. It is anticipated this boundary realignment can be undertaken with minimal requirements 

being imposed in the way of conditions, given that if the remaining development does not proceed, the 

boundary rearrangement has minimal (if any) impact on continued farming operations.  

Stage 1B of the subdivision will be effected as a priority, following receipt of approval, and completion of 

the boundary realignment proposed in Stage 1A. Stage 1B seeks to create 44 lots, consisting of: 



• The Retirement Lot (Proposed Lot 800), with an area of 3.7637ha; 

• Proposed Lot 1001, with an area of 2,502m2, on which uses yet to be determined will be proposed 

in a future application; 

• Proposed Lot 900, with an area of 4,965m2, which is to be dedicated to Council for open space 

purposes; 

• Proposed Lots 101 to 142, with areas from 672m2 to 1,086m2, which are to be used for residential 

purposes.  

Additionally, Stage 1B will incorporate the construction of the future northern link road to the end of the 

property boundary of Proposed Lot 100, and the internal access roads required to service residential and the 

Retirement lots.  

Stage 2 of the development seeks to create five (5) lots, numbered 201 – 205, on the eastern end of the 

site.  

Stage 3 involves development for four (4) residential lots, and two (2) future use lots, with required roads 

and infrastructure servicing completed.   

4.3 Infrastructure Connections 

Cardno have been engaged by the proponent to complete technical analysis in regards infrastructure servicing 

for the project. An Operational Works application is under preparation, and will be lodged with Council as a 

priority to permit its assessment to be undertaken to the greatest degree possible contemporaneous with this 

Application.  

In advance of the Operational Works Application being submitted, we note that the following in regards major 

infrastructure connections:   

4 . 3 . 1  M A I N S  W A T E R   

The proposed development will be connected to Mains Water Infrastructure located on Draper Road. Works 

will be undertaken to extend the infrastructure network as required to ensure each proposed Lot is benefitted 

by a lawful connection.   

4 . 3 . 2  S E W E R A G E   

The proposed development will be connected to Sewerage Infrastructure within the Gordonvale Wastewater 

Treatment Plant network. Cardno is continuing to engage with Council to ensure connections proposed within 

the Operational Works application are fit for purpose and efficient.  

It is noted the subject site is within the Service Catchment for the Gordonvale Treatment Plant, however, is 

located outside the Priority Infrastructure Area (“PIA”). It is noted that the PIA is considered “the prioritised 

area to accommodate urban growth up to 2028”. However, having regard statutory interpretation and 

assessment criteria for the application submitted (discussed further in Section 5.1.5 below), it is noted that 

inclusion or not within the PIA is not a sole determiner for capacity existing within the system and / or suitable 



infrastructure service options being able to be considered. The PIA and LGIP more broadly is a matter to 

which there must be “regard” given in the assessment, but it is not a matter against which the Application 

is to be “assessed” against.  

It is understood that there is technical work being undertaken currently on Councils’ behalf in terms of 

servicing in this locality; however, inclusion of the site in the Gordonvale Catchment (confirmed last year in 

amendment to the LGIP), indicates assessments as to capacity within the Plant have contemplated 

development occurring on this parcel.  

As noted above, the Applicant and its consultant team will continue to work collaboratively with Council to 

ensure that connection to suitable infrastructure networks is proposed and appropriately approved as 

development proceeds.  

It is anticipated at this stage, however, that reasonable and relevant conditions may be imposed on any 

approval granted for the project to ensure that acceptable standards of service for sewerage infrastructure 

are achieved.  

4 . 3 . 3  S T O R M W A T E R   

Previous Civil Engineering reporting prepared in support of the Approval granted by Council for the site in 

2018 confirm no significant drainage paths impact the site. The catchment including the site is split, partly 

sloping toward Mackey Creek in the north, and O’Leary’s Creek in the east.  

It is anticipated that, consistent with recommendations in prior reporting prepared, drainage will require 

management via temporary and permanent measures, to be confirmed as Operational Works applications to 

give effect to the development are prepared.  

Compliance with reasonable and relevant requirements in terms of drainage may be confirmed via imposition 

of conditions.  

4 . 3 . 4  T E L E C O M U N I C A T I O N S   

The proposed development will be connected to the existing telecommunications network. Any connection 

upgrades required by the supply provider will be negotiated directly between the Applicant and the supplier.   

4 . 3 . 5  E L E C T R I C I T Y   

The proposed development will be connected to the existing electricity supply network. Any connection 

upgrades required by the supply provider will be negotiated directly between the Applicant and the supplier.   

4 . 3 . 6  A C C E S S   

Access to the proposed development in its entirety will be from a single location on Draper Road. New Local 

Roads will be constructed as required to facilitate the proposed development.  



5.0 Statutory Planning Considerations 
This section provides an overview of the Legislative provisions relevant to the application.   

5.1 Planning Act 2016 

5 . 1 . 1  C O N F I R M A T I O N  O F  D E V E L O P M E N T  

The proposed development is not prohibited. This has been established by considering all relevant 

instruments which can provide prohibitions under Planning Act 2016 (The Act) including: 

• Schedule 10 of the Planning Regulation 2017; 

• Relevant categorising instruments. 

5 . 1 . 2  A S S E S S A B L E  D E V E L O P M E N T  

The development proposed by this application includes development that is made assessable under the 

Cairns Regional Council Planning Scheme (CairnsPlan, V2.1), in accordance with Section 43(1) of the Act. 

5 . 1 . 3  A S S E S S M E N T  M A N A G E R  

The Assessment Manager for this development application is Cairns Regional Council as determined by 

Schedule 8 of the Planning Regulation 2017. 

5 . 1 . 4  L E V E L  O F  A S S E S S M E N T  

The table below summarises the assessable development subject to this application and the relevant level of 

assessment for each aspect of development. 

A S P E C T  O F  D E V E L O P M E N T   R E F E R E N C E   L E V E L  O F  A S S E S S M E N T  

RReconfiguration of a Lot  5.6.f Code  

MMaterial Change of Use for RRetirement Facility      5.6.d Impact  

 

 



5 . 1 . 5  S T A T U T O R Y  C O N S I D E R A T I O N S  F O R  A S S E S S A B L E  

D E V E L O P M E N T  

The relevant considerations of the Assessment Manager in making the decision pursuant to Section 60 of 

the Act, are outlined in: 

• For impact assessable development:  

o Section 45(5) of the Act; 

o Section 29, 30 and 31 of the Planning Regulation 2017; 

 

• For code assessable development: 

o Section 45(3) of the Act; 

o Section 25, 26 and 27 of the Planning Regulation 2017. 

For both code and impact assessable development, Section 26(3) and Section 30(3) of the Planning 

Regulation 2017 permit assessment to consider a nominated benchmark “only to the extent the assessment 

benchmark is relevant to the development.” 

Section 26(2)(c) and Section 30(2)(c) of the Planning Regulation 2017 confirm that the Local Government 

Infrastructure Plan is an assessment benchmark applicable to both code and impact assessment.  

The assessment benchmarks nominated in the Regulation as referenced above are not overtly afforded priority 

in terms of application, however it is noted that Section 45(3) and (5) provide for the assessment to be 

carried out: 

(a) Against the assessment benchmarks in a categorising instrument for the development; and  

(b) Having regard to any matters prescribed by regulation for this paragraph / sub-paragraph. 

The assessment both for impact and code assessable components of the development must be “against” 

nominated benchmarks in the planning scheme. The assessment must “have regard” to the “regulatory” 

matters nominated in the Planning Regulation 2017. This affords some “priority” in the assessment to the 

benchmarks in nominated provisions of the Scheme, with ‘regard’ only to be had to the regulatory 

requirements. “Regulatory” requirements nominated include Councils’ Local Government Infrastructure Plan.  

Section 1.5 of CairnsPlan 2016 provides a hierarchy in the assessment criteria applicable under the scheme; 

the LGIP is not nominated nor listed.  

Part 4 of CairnsPlan 2016 is the Local Government Infrastructure Plan; Section 4.1(2)(e) confirms the 

“purpose” of the LGIP is to (amongst other objectives) “provide a basis for the imposition of conditions on 

development approvals.” 

The LGIP is prepared on a number of assumptions including rates of population and employment growth, 

and ‘type, scale, location and timing of development including the demand for each trunk infrastructure 

network.” 



Additional commentary as against assessment benchmarks applicable to both the Material Change of Use 

and Reconfiguration components of the development proposed are discussed further in Section 6.0 and 

within the Code Compliance Responses contained in Attachment 4 – Code Compliance Responses. 

5 . 1 . 6  R E F E R R A L  T R I G G E R S  

Referral to the State Assessment Referral Agency is required as part of the subject site is mapped as being 

influenced by a Future Busway Corridor.      

5 . 1 . 7  S T A T E  R E S O U R C E  

The proposed development does not involve any State Resources. 

5 . 1 . 8  S T A T E  D E V E L O P M E N T  A S S E S S M E N T  P R O V I S I O N S  

The proposed development has been assessed against the applicable State Development Assessment 

Provisions (SDAP); specifically, Codes 1 and 3. A copy of the SDAP Code assessment is contained in 

Attachment 5 – State Code Compliance Responses.  

It is noted that whilst the subject site is mapped as being influenced by a Future Busway Corridor, the 

proposed development does not interact negatively with the mapped Corridor area.   

5 . 1 . 9  R E G I O N A L  P L A N  

The proposed development does not require detailed assessment against the provisions contained within the 

Regional Plan Policy given the Regional Plan Policy has been appropriately advanced within the Cairns 

Regional Council Planning Scheme.    

Pursuant to Section 2.2 of the Planning Scheme, the following is noted:  

“The minister has identified that the planning scheme, specifically the strategic framework, appropriately 

advances the Far North Queensland Regional Plan 2009-2031, as it applies in the planning scheme area”.  

5 . 1 . 1 0  S T A T E  P L A N N I N G  P O L I C Y  

Pursuant to Section 2.1, it Is noted that Planning Scheme adequately integrates the applicable State 

Interests within the State Planning Policy.  



6.0 Council Planning Considerations 
Within the Planning Scheme, the subject site is mapped as being within the Emerging Community Zone, is 

influenced by various Overlay Codes and the Gordonvale Local Plan.   

6.1 Strategic Framework – CairnsPlan 2016  

The proposed Retirement Facility, being Impact Assessable, was assessed against the applicable Strategic 

Framework provisions within the Planning Scheme. The Strategic Framework provisions do not apply to the 

proposed reconfiguration as this aspect of the proposed development is subject to Code Assessment.    

S T R A T E G I C  F R A M E W O R K  C O D E S  A P P L I C A B L E  S U M M A R Y  

33.3 Settlement Pattern Theme   

33.3.1 Strategic Outcomes  Yes The proposed development achieves the intended 

strategic outcomes. The subject site is located 

entirely within the Urban Footprint and is for 

sequential development with the proposed 

Retirement Facility being centrally located within 

an established urban area with an ageing populace.  

33.3.2 Element ––  CCentres and Centre  

AActivities  

No N/A  

33.3.3 Element ––  MMixeed Use Areas and 

SSpecialised Centres  

No N/A 

33.3.4 Element ––  IIndustry Areas and 

AActivities  

Yes  N/A 

33.3.5 Element ––  RResidential Area and 

AActivities  

No N/A 

33.3.6 Element ––  RRural Areas  No  N/A 

33.3.7 ––  EElement ––  TTownship and 

SSmall Communities  

No N/A 

33..3.8 Element ––  IIslands   No N/A 

33.3.9 Element ––  BBuilt Form, Design 

aand City Image  

No   N/A  



33.3.10 Element –  Places of 

SSignificance and Neighbourhood 

Character  

No N/A 

3.3.11 Element –– CCommunity Health 

and Wellbeing  

No N/A 

3.4 Natural Areas and Featurees Theme  

3.4.1 Specific Outcomes   No N/A 

3.4.2 Element –– BBiodiversity  No N/A 

3..4.3 Element –  Waterways, Wetlands 

aand Water Catchments  

No N/A 

3.4.4 Element –– LLandscapes   No N/A 

3.4.5 Element –– CCoastal Areas  No N/A 

3.4.6 Element –– NNatural Hazards  No N/A 

3.4.7 Element –– RResource Extraction  No N/A 

3.5 Economy Theme   

3.5.1 Straategic Outcomes  Yes  The proposed development achieves the intended 

strategic outcomes. The proposed Retirement 

Facility will create additional jobs in the local 

Gordonvale area which will strengthen the local 

economy through diversity of employment.  

3.55.2 Element –  Strong and Diverse 

EEconomy  

Yes  The proposed development achieves the intended 

strategic outcomes. The proposed Retirement 

Facility will create additional jobs in the local 

Gordonvale area which will strengthen the local 

economy through diversity of employment. 

3.5.3 Element –– TTourism  No N/A 



33.5.4 Element –  Agriculture   No N/A 

3.5.5 Element –– PPorts, Aviation and 

Defence  

No N/A 

 

6.2 Development Code Assessment – CairnsPlan 2016   

The following table outlines the relevant Codes and provides a summary of the compliance with requirements 

of the Codes.  

A P P L I C A B L E  C O D E S  C O M P L I A N C E  S U M M A R Y  

Emerging Community Zone Code   The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Zone Code.  

Particular attentiveness is drawn to Performance Outcome 2 

(PO2) of the Zone Code which contains accepted setback 

requirements.  

A Performance Outcome is sought in relation to PO2 of the Zone 

Code as the proposed Retirement Facility has is setback, 5.6m 

to the north, 2.7m to the south (Draper Road), 3m to the east 

and 3m to the west.  

The proposed development is benefitted by extensive 

landscaping at a rate of approximately 37% which ensures 

buildings and structures are appropriately cloistered from the 

surrounding development in a manner that maintains the local 

character.    

Gordonvale Local Plan Code   The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Local Plan.   

Specifically, it is noted that the proposed development creates

new Residential Lots and activities which strengthen the local

economy through new employment opportunities whilst not

undermining the existing Town Centre.  



RRetirement Facility and Residential Care 

Facility Code  

The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Use Code.  

Particular attentiveness is drawn to Performance Outcome 7 

(PO7) of the Use Code which contains accepted setback 

requirements.  

A Performance Outcome is sought in relation to PO7 of the Use 

Code as the proposed Retirement Facility has is setback, 5.6m 

to the north, 2.7m to the south (Draper Road), 3m to the east 

and 3m to the west.  

The proposed development has a total site coverage of 52% and 

is benefitted by extensive landscaping at a rate of approximately 

37%.   

The minimal site coverage guarantees that the proposed 

development will not reduce the effect of natural light onto the 

adjoining Lots. The adjoining Lots are also screened for privacy 

by the proposed landscaping.   

Reconfiguring a Lot Code   The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Development Code.  

Particular reference is made to Performance Outcomes 1, 7 and

8 (PO1, PO7 and PO8) of the Development Code.  

A Performance Outcome is sought in relation to PO1 of the

Development Code which relates to Lot Sizing and Frontages.  

Table 9.4.9.3.b requires that Lots within the Emerging

Community Zone have an area of 40Ha with a road frontage of

250m.  

Given the subject site is within Precinct 4 – Draper Road of the

Gordonvale Local Plan which is identified as a strategic area for

future residential development, the outcomes sought for the Low

Density Residential Zone are more appropriate.   

The Low Density Residential Zone requires Lots to have a

minimum area of 600m2 with a road frontage of 15m. The



proposed reconfiguration includes a variety of Lots with the

smallest Lot having an area of 700m2 with a frontage of 21.1m.  

A Performance Outcome is sought in relation to PO7 of the

Development Code which relates to Lot boundaries and existing

development.  

The existing structure to be retained on proposed Lot 220 has 

been in place for many years; it is provided suitable boundary

setbacks to the greatest degree possible, acknowledging its 

placement is impacted by proximity to a road reserve. The

proposed arrangement seeks to manage the locational conditions

suitably within a new, larger than normal allotment.     

A Performance Outcome is sought in relation to PO8 of the

Development Code which relates to access strips for rear Lots.  

A single rear Lot is proposed which has an access width of 4m.

Again, it is noted that the intended use of the subject site within

the Local Plan is for Residential Development which if Zoned

residential would only require an access strip with a 4m width.  

AAirport Environs Overlay Code The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Overlay Code.   

Bushfire Hazard Overlay Code   The proposed development is compliant with the relevant

Acceptable Outcomes and Performance Outcomes specified

within the Overlay Code.   

Flood and Inundaation Overlay Code  The proposed development is compliant with the relevant

Acceptable Outcomes and Performance Outcomes specified

within the Overlay Code.   

Transport Network Overlay Code  The proposed development is compliant with the relevant

Acceptable Outcomes and Performance Outcomes specified within

the Overlay Code.   

Environmental Performance Code   The proposed development is compliant with the relevant

Acceptable Outcomes and Performance Outcomes specified within

the Development Code.    

Excavation and Filliing Code The proposed development is compliant with the relevant

Acceptable Outcomes and Performance Outcomes specified within

the Development Code.    



IInfrastructure Works Code  The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Development Code.  

Particular attention is drawn to Performance Outcomes 5, 9 and

12 (PO5, PO9 and PO12) of the Development Code.  

A Performance Outcome is sought in relation to PO5 of the

Development Code which relates to stormwater.   

Stormwater arrangements will be confirmed with Council as part

of any Operational Works Application; as foreshadowed in 

technical reporting provided to Council in support of the prior

Approval, it is anticipated that temporary measures may be

required to mitigate and manage any potential impacts, in

advance of formalised and long-term measures being

implemented as development on this site and adjacent sites

progresses.  

A Performance Outcome is sought in relation to PO9 of the

Development Code which relates to pad mount infrastructure.  

The location of pad mount infrastructure (if required) will only be

known once engagement with the supplier commences. Any

required infrastructure will be located such that it does not

adversely impact on amenity.    

A Performance Outcome is sought in relation to PO12 of the

Development Code which relates to road design standards.  

All future roads will be constructed as per the applicable FNQROC 

Standard.   

Landscaping Code   The proposed development is compliant with the relevant

Acceptable Outcomes and Performance Outcomes specified

within the Development Code.    

Parking and Access Code   The proposed development is compliant with the relevant 

Acceptable Outcomes and Performance Outcomes specified 

within the Zone Code.  

Particular attention is drawn to Performance Outcome 1 (PO1) 

of the Development Code.   



A Performance Outcome is sought in relation to PO1 of the

Development Code which contains accepted parking

requirements.  

The proposed Retirement Facility includes 166 Units which are 

not designed to be benefitted by private parking spaces. 

Therefore, allowance for additional parking spaces at a rate of 1 

per Unit has not been included.  

The proposed development layout has been designed to cater 

extensively to alternative forms of transport without impacting on 

the flow of traffic associated with the development.  

A detailed assessment of the proposal against the applicable codes is contained in Attachment 4 – Code 

Compliance Responses and demonstrates that the proposed development complies or can comply with the 

relevant assessment criteria.  

6 . 1 . 1  I N F R A S T R U C T U R E  C O N T R I B U T I O N S  

Pursuant to Cairns Regional Council’s Infrastructure Charges Resolution (No.2) 2017, both aspects of the 

proposed development being the Material Change of Use for Retirement Facility and Reconfiguration of a Lot 

are subjected to charges for stormwater and other networks. The applicable charge rates anticipated and 

outlined below are based on the charge rates as per the AICN, notwithstanding the subject site being outside 

of the mapped Charge Area.   

Reconfiguration of Lot  

Stormwater  

No stormwater charge as per adopted charge rates.  

Other networks  

Charge = $22,583.90 per 3 bedroom dwelling     

Total number of Lots = 54  

Charges = 54 x $22,583.90 

Charges = $1,219,530.60 

However, it is noted that the subject site is benefited by an Infrastructure Contribution Credit, as a result of 

the Applicant participating in the Mount Peter Master Planning exercise. The Applicant requests Council 

apply the Credit available in the calculation of any Charges payable for the site.  

 



Material Change of Use for Retirement Facility  

Stormwater  

No stormwater charge as per adopted charge rates     

Other networks  

Charge =  $6,266.21 per 1 bedroom dwelling  

$8,570.46 per 2 bedroom dwelling and  

$17,709.40 per 3 or more bedroom dwelling.    

Total number of dwellings = 96 x 3 bedroom dwellings, 34 x 2 bedroom dwellings and 32 x 1 bedroom 

dwellings  

Therefore, total charges estimated for other networks are:  

Charges = (96 x $17,709.40) + (44 x $8,570.46) + (22 x $6,266.21) 

Charges = $1,700,010.24 + $377,100.24 + $137,856.62 

Charges = $2,214,967   

It is noted, however, that whilst the project is not considered to be “catalytic development” in accordance 

with Councils’ COVID-19 Response Investment Incentive Policy, it has been considered to advance the 

objectives of the Gordonvale Economic Development Agreement, and therefore, contributions for the 

Retirement project may be waived subject to resolution and endorsement of an Incentive Agreement (refer: 

Report to Ordinary Meeting on 28 October 2020, Doc Ref: 8/20/16 #6509824).   

 

 

 

 

 

 



7.0 Summary and Conclusions 
This Planning Report has been prepared by Gilvear Planning on behalf of the Estate of the Late Rose Straguszi 

(the applicant) in support of a Development Application submitted to the Cairns Regional Council seeking 

approval for a Material Change of Use for Retirement Facility and Reconfiguration of a Lot (4 Lots into 51 

Residential Lots, 3 Future Use Lots, Park and Balance Lots) on land at Draper Road, Gordonvale, described 

as Lot 2 on SP287503, Lot 3 on RP704103, Lot 1 on SP109475 and Lot 3 on RP708592 (the subject 

site). 

Specifically, the applicant proposes to develop a Retirement Facility comprising 162 Units and auxiliary 

recreational and support activities. The proposed reconfiguration will result in 51 new residential Lots, 1 

Retirement Lot, 3 Future Use Lots, Park and Balance Lots. The proposed Lots will be delivered in 4 (four) 

stages.  

The subject sites are, for the most part, utilised for agricultural purpose through the production of Sugar 

Cane.  

The site is largely cleared, and devoid of significant constraints.  

Pursuant to the Cairns Regional Council Planning Scheme, CairnsPlan V2.1 (the relevant Planning Scheme), 

the subject site is mapped as being within the Emerging Community Zone, is influenced by various Overlay 

Codes and is within the Gordonvale Local Plan area.  

Public notice of the Application is required, and the proposed development requires referral to the State 

Assessment Referral Agency as a Future Busway transacts part of the subject site. 

Following a detailed assessment of the relevant matters within the Planning Scheme and the applicable State 

Development Assessment Provisions, it is concluded that the proposed development is able to adequately 

comply with the applicable Performance and Accepted Outcomes sought through the applicable elements of 

the Strategic Framework and the relevant Zone, Overlay and Development Codes and the SDAP Codes. 

The Application is therefore commended to Council for approval, subject to the imposition of reasonable and 

relevant conditions.  
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 o
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 o
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e 
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r 

th
e 
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 c
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e 
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he
 r
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n 
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ug
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(a
) 

ve
ra
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, 
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 b
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co
ni
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; 

(b
) 
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e 
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e 
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 s
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l e
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m
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ui
ld

in
g 

m
at
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 o

f 
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g 
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s;

 

(c
) 
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at
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) 
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at
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iz
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f 

w
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w
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(e
) 
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e 
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e 
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w
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s 
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d 
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he

r 
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 d
ev
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; 

(f
) 
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ri
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f 
an

d 
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ild
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g 
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; 

(g
) 

re
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n 
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g 
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e.
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 d
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d 
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es
po

nd
 t

o 
th

e 
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w
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 p
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d 

w
it

h 
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n 
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r 
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ra
l l
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hr
ou
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m
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ar
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ug
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 t
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 p
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se
d 
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ve
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en
t 

w
it

h 
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pl
e 

op
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ce
s 
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d 
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g 
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g 
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 c
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r 
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e 
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l d
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m
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B
ui

ld
in
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 s

it
ed

 a
nd

 d
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ig
ne

d 
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: 

(a
) 

m
ax

im
is

e 
cr

os
s-

br
ee

ze
s 

th
ro

ug
h 

th
e 

si
te

; 

(b
) 

 
m

in
im

is
e 

so
la

r 
he

at
 lo

ad
s;

 

(c
) 

pr
om

ot
e 

ac
ce

ss
 t

o 
br

ee
ze

 a
nd

 n
at

ur
al

 li
gh

t.
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ui

ld
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 o
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en

te
d 
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 t
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it
e 
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(a
) 

al
lo

w
 p

re
va

ili
ng

 s
ou

th
-e

as
t 

an
d 

no
rt

h-
ea

st
 b

re
ez

es
 t

o 

pe
ne

tr
at

e 
th

e 
de

ve
lo

pm
en

t;
  

(b
) 

m
ax

im
is

e 
th

e 
ex

po
su

re
 o

f 
in

di
vi

du
al

 d
w

el
lin

g 
un

it
s 
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pr
ev
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lin

g 
an

d 
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os
s-
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ee

ze
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) 
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 d
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e 
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t 
m
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 d
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s 
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 d
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d 

w
it

h 
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ne
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o 
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e 
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r 
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U
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ot
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 b
ot

h 
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s 

of
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 c
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 c
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un
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h 
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 c
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 c
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e 

ov
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l s
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le

, 
pr

op
or

ti
on

s 
an

d 
rh
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 o
f 

th
e 

de
ve

lo
pm

en
t:

 

(a
) 

re
sp

on
ds

 t
o 

tr
ad

it
io

na
l s

ub
di

vi
si

on
 p

at
te

rn
s;

  

(b
) 

 
is

 r
es

pe
ct

fu
l t

o 
th

e 
st

re
et

sc
ap

e 
pa

tt
er

n.
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l s
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e 
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2

%
. 

E
ac

h 
un

it
 m
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e 
is
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de
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k 
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om
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t 
w
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h 
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e 
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D
ev

el
op

m
en

t 
is

 s
ite

d 
so

 t
ha

t 
th

e 
se

tb
ac

k 
fr

om
 b

ou
nd

ar
ie

s:
  

(a
) 

re
ta

in
s 

da
yl

ig
ht

 a
cc

es
s 

fo
r 
ad

jo
in

in
g 

pr
em

is
es

; 
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B
ui

ld
in

gs
 a

nd
 s

tr
uc

tu
re

s 
ar

e 
se

t 
ba

ck
 n

ot
 le

ss
 t
ha

n 
6 

m
et

re
s 

fr
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ro
ad

 f
ro

nt
ag

e.
  

CC
om

pl
ie

s 
w
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O
7
.  

Th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t 
is

 s
et

ba
ck

 5
.6

m
 t
o 

th
e 

no
rt

h,
 2

.7
m

 t
o 

 

th
e 

so
ut

h 
(D

ra
pe

r 
R

oa
d)

, 3
m

 t
o 

th
e 

ea
st

 a
nd

 3
m

 t
o 

th
e 

w
es

t.
 T

he
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C
E

P
T
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B

L
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U

T
C

O
M
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P

P
L
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A

N
T
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E

S
P

O
N

S
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) 

pr
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 p
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va
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ng
 p
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m
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(c
) 

pr
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de
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at

e 
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ap
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g.
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y 
se
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ac

k 
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 m
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 o

f 
4 

m
et
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s.

 

sh
or
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l i
n 

se
tb

ac
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 t
o 

th
e 

fr
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t 
an

d 
re

ar
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e 
th

ro
ug

h 
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e 
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e 
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sc
ap

in
g 

at
 a
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at

e 
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7%
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e 
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 b
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ar

y 
se
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ac

k 
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(a
) 

fo
r 
bu

ild
in

gs
 o

f 
1 

or
 2

 s
to
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ys

, n
ot

 le
ss

 t
ha

n 
2.

5 
m

et
re

s 
fo

r 

th
e 

en
tir

e 
bu

ild
in

g;
  

(b
) 

fo
r 
bu

ild
in

gs
 o

f 
3 

or
 4

 s
to

re
ys

, n
ot

 le
ss

 t
ha

n 
3.

5 
m

et
re

s 
fo

r 

th
e 

en
tir

e 
bu

ild
in

g;
  

(c
) 

fo
r 
bu

ild
in

gs
 w

ith
 5

 o
r 
m

or
e 

st
or

ey
s,

 n
ot

 le
ss

 t
ha

n 
4.

5 
m

et
re

s 

fo
r 
th

e 
en

tir
e 

bu
ild

in
g.
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t 
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n 
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e 
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l 
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t 
an

d 
is

 d
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d 
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 b
e 
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m
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o 
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l 
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Th
e 

si
tin

g 
an

d 
de

si
gn

 o
f 
in

di
vi

du
al

 b
ui

ld
in

gs
 w

ith
in

 t
he

 d
ev

el
op

m
en

t 

en
su

re
s 

th
e 

re
te

nt
io

n 
of

 e
xi

st
in

g 
m

at
ur

e 
ve

ge
ta

tio
n 

on
 t
he

 s
ite

, w
ith

 

ap
pr

op
ria

te
 s

ep
ar

at
io

n 
be

tw
ee

n 
ve

ge
ta

tio
n 

ca
no

py
 a

nd
 r
oo

t 
sy

st
em

s 

an
d 

bu
ild

in
gs

;  

or
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O

8
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W
he

re
 s

el
ec

te
d 

re
m

ov
al

 o
f 
m

at
ur

e 
tr

ee
/s

 is
 r
eq

ui
re

d,
 s

ui
ta

bl
e 

es
ta

bl
is

he
d 

tr
ee

/s
 a

re
 p

la
nt

ed
 o

n 
si

te
 a

s 
a 

fe
at

ur
e.

 

NN
ot

 a
pp

lic
ab

le
.  

Th
e 

su
bj

ec
t 
si

te
 is

 d
ev

oi
d 

of
 m

at
ur

e 
ve

ge
ta

tio
n 

ha
vi

ng
 b

ee
n 

 

pr
ev

io
us
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 u

se
d 

fo
r 
th

e 
cu

lti
va

tio
n 

of
 S

ug
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 C
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e.
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Si
te

 la
yo

ut
, b

ui
ld

in
g 

de
si

gn
 a

nd
 li

gh
tin

g:
 

(a
) 

m
ax

im
is

es
 s

af
et

y 
an

d 
se

cu
rit

y 
of

 r
es

id
en

ts
; 

(b
) 

pr
ov

id
es

 f
or

 c
as

ua
l s

ur
ve

ill
an

ce
 o

f 
co

m
m

un
al

 a
re

as
, c

ar
 

pa
rk

in
g 

ar
ea

s 
an

d 
pe

de
st
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n 

pa
th

s.
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Sa
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nd
 s

ec
ur

ity
 a

re
 m

ax
im

is
ed

 b
y 

in
cl

ud
in

g:
 

(a
) 

m
ov

em
en

t 
se

ns
iti

ve
 li

gh
tin

g 
th

at
 is

 d
ire

ct
ed

 t
ow

ar
ds

 

pe
de

st
ria

n 
an

d 
ve

hi
cl

e 
en

tr
y 

an
d 

ex
it 

po
in

ts
 a

nd
 c

om
m

un
al

 

ar
ea

s 
an

d 
co

m
pl

ie
s 

w
ith

 t
he

 p
ro

vi
si

on
s 

of
 A

us
tr

al
ia

n 

St
an

da
rd

 4
28

2:
 1

99
7 

- 
Co

nt
ro

l o
f 
th

e 
ob

tr
us

iv
e 

ef
fe

ct
s 

of
 

ou
td

oo
r 
lig

ht
in

g;
   

(b
) 

dw
el

lin
g 

un
it 

de
si

gn
 t
ha

t 
al

lo
w

s 
vi

si
to

rs
 w

ho
 a

pp
ro

ac
h 

th
e 

fr
on

t 
do

or
 t
o 

be
 s

ee
n 

w
ith

ou
t 
th

e 
ne

ed
 t
o 

op
en

 t
he

 d
oo

r; 

(c
) 

ab
ov

e 
gr

ou
nd

 p
riv

at
e 

op
en

 s
pa

ce
 a

re
as

 t
ha

t 
ov

er
lo

ok
 in

te
rn

al
 

an
d 

ex
te

rn
al

 s
tr

ee
ts

 o
r 
co

m
m

un
al

 o
pe

n 
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ac
e 
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s.
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e 
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 d
ev
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m
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t 
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n 
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 w
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h 
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un
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y 
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r 
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 m
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w
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h 
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e 
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S
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d 
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PP
O

1
0

 

Th
e 

pe
de

st
ri

an
 m

ov
em

en
t 

sy
st

em
: 

 

(a
) 

en
ab

le
s 

re
si

de
nt

s 
to

 e
as

ily
 n

av
ig

at
e 

th
e 

si
te

 o
n 

fo
ot

 o
r 

w
it

h 

th
e 

as
si

st
an

ce
 o

f 
m

ob
ili

ty
 a

id
s;

 

(b
) 

in
co

rp
or

at
es

 p
ro

te
ct

ed
 w

al
kw

ay
s,

 p
ar

ti
cu

la
rl

y 
th

os
e 

lin
ki

ng
 

dw
el

lin
g 

un
it

s 
w

it
h 

co
m

m
un

al
 f

ac
ili

ti
es

; 

(c
) 

pr
ov

id
es

 c
om

fo
rt

ab
le

 v
an

ta
ge

 p
oi

nt
s 

to
 r

es
t,

 s
oc

ia
lis

e 
an

d 

ob
se

rv
e 

su
rr

ou
nd

in
g 

ac
ti

vi
ti

es
; 

(d
) 

pr
ov

id
es

 a
 v

ar
ie

ty
 o

f 
ci

rc
ul

at
io

n 
op

ti
on

s;
 

(e
) 

lin
ks

 w
it

h 
ex

te
rn

al
 p

ed
es

tr
ia

n 
an

d 
cy

cl
e 

pa
th

s;
 

(f
) 

is
 w

el
l s

ig
ne

d.
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 p
at
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ay

s:
 

(a
) 

ar
e 

a 
w

id
th

 o
f 

2
 m

et
re

s 
or

 3
.5

 m
et

re
s 

w
he

n 
co

m
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ne
d 

w
it

h 
a 

se
at

in
g 

ar
ea

; 

(b
) 

co
m

pl
y 

w
it

h 
A

us
tr

al
ia

n 
S

ta
nd

ar
d 

1
4

2
8

.1
-4

: 
2

0
0

1
 -

 

D
es

ig
n 

fo
r 

A
cc

es
s 

an
d 

M
ob

ili
ty

; 

(c
) 

ha
ve

 a
 f

ir
m

, 
le

ve
l, 

w
el

l d
ra

in
ed

 n
on

-s
lip

 s
ur

fa
ce

; 

(d
) 

pr
ov

id
e 

ha
nd

ra
ils

 w
he

re
 t

he
re

 a
re

 g
ra

de
 c

ha
ng

es
 o

r 
ot

he
r 

ar
ea

s 
of

 p
ot

en
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al
 r
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k 

to
 p

ed
es

tr
ia
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; 

(e
) 

pr
ov

id
e 

a 
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ve
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d 
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l w

al
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t 
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ll 
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it
e 
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m

m
un
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 f
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 p
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m
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 b
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A

ll 
pa

th
w

ay
s 

w
it
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g 

ar
ea
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w
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3
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f 
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pr
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 c
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 d
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 d
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 c
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 c
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 d
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 p
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ra
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ra
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l t
ra
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 b
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 r
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 c
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 c
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 d
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 c
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at
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w
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 d
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r p
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 d
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r b
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GORDONVALE DEVELOPMENT PROPOSAL 

Overview 

The proposal represents the development of a flat 103,277m² site in the expanding Southern Suburbs 

of Cairns, Queensland. 

The site situated on Draper Road, Gordonvale is amid the Mount Peter emerging community zone and 

the major growth corridor for the Cairns Region.  

The proposal is for the site to be developed into; 

- 47 traditional residential lots ranging in size from 700m2 to 1,259m2; 

- A 2,502m2 childcare development site; 

- A 42,519m2 site to be further developed into a 162 unit retirement facility and associated 

amenities. 

  Proposed Site Location – Queensland Globe 
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GORDONVALE DEVELOPMENT PROPOSAL 

Cairns Region  

Cairns has a current population of 

approximately 152,000 people. Taking into 

consideration the region which Cairns 

services, including the Cassowary Coast, 

Atherton Tablelands and Gulf region, the 

population swells to close to 300,000 

people. 

Due to geographical constraints, the future 

expansion of Cairns is to the South in the 

area bounded by the subject site. The 

population for this area is forecast to increase by 46% over the period of 2016 to 2036 adding over 

48,500 people to the area.  

As outlined above, Cairns remains the major centre for the northern region in terms of provision of 

health and medical facilities, allied health services, secondary and tertiary education, sport and 

recreation facilities and domestic and international travel. 

As a result, and similar to other regional hubs around Australia, they naturally become popular places 

for people within the greater region to retire to, providing convenient access to these facilities and in 

turn providing for retirement and aged care facilities.  Key figures in relation to the population growth 

and retirement trends for the Cairns region are appended to this application (refer Attachment 1). 

Further details in relation to this report are available on request.  

   

Cairns Southern Corridor - Walsh's Pyramid View 

Cairns Southern Growth Corridor 
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GORDONVALE DEVELOPMENT PROPOSAL 

Proposed Development  
Phase one of the project will include development of 47 residential lots, a 2,500m2 childcare centre 

site and the 42,500m2 retirement village site. 

Phase two will include the development of the retirement village which will be undertaken 

progressively over 3 Stages. 

The overall site is situated above Q100 flood levels and is a flat, fully cleared site being used as a cane 

farm for many years. This there are no added filling, clearing or vegetation covenants or overlays 

relating to the site. 

The site is accessed off Draper Road which is one of the major connector roads to the surrounding 

residential areas. Additionally, the site is in close proximity to the new Woolworths supermarket 

development as indicated on the above locality plan.   

Phase One  
Phase one of the development includes the development of the 47 residential lots and the 2 

commercial lots (childcare centre lot and the retirement village lot). 

A preliminary approval is currently held for the subdivision (refer Attachment 2) a new development 

approval is in the process of being obtained for the subdivision and the retirement living facility. 

Typical residential lots in the area are in the 450-600m2 range however the intent of this development 

is to provide a legitimate point of difference by providing the larger lots. These larger lots allow for 

the easy provision of a house, pool and shed. Cairns being a regional centre and also having access to 

the Great Barrier Reef, Lake Tinaroo and the Atherton Tablelands and Outback Regions has a large 

population that own boats, caravans, campers, motor bikes, jet skis etc and provision of a larger lot 

that facilitates a larger storage shed is an attractive attribute to many buyers. 

Proposed Masterplan - Draper Road Subdivision  
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GORDONVALE DEVELOPMENT PROPOSAL 

The intent would be to develop the residential subdivision for sale and some arrangements would be 

undertaken with selected home builders to provide display homes to facilitate the sale process. The 

estate is further enhanced with the park facilities as detailed in the masterplan. This stage also 

provides for a childcare centre site which will be on sold to a childcare developer to further enhance 

the appeal of the subdivision.   

The detailed feasibility and cashflow for the development is appended (refer Attachment 3) with the 

following high level summary: 

Sales   $ 7,910,000.00 

GST $ 673,676.36   

Commission $ 237,300.00   

Net Sales   $ 6,999,023.70  

Land  $ 1,057,500.00    

Construction $ 2,425,000.00   

Consultants $ 145,500.00   

Council Contributions $ 1,175,000.00   

Marketing $ 158,200.00   

Contingency $ 121,250.00   

Interest $ 84,378.24   

Total Costs    $ 5,166,828.24  

Profit   $ 1,832,195.46  

Return    35.46% 

 

Sale prices are as per Herron Todd White valuers report (refer Attachment 4). 

Construction costs are as per Cardno Civil Engineers’ cost report (refer Attachment 5).   

Council contributions may be made as headworks contributions or physically constructing the 

roundabout and network road required for access to the estate. 

The above feasibility does not include the value of the Retirement village lot (circa $3.8 million) which 

is used as contribution for retirement village funding (refer on).         
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Phase Two   
Situated over 37,800m2, the retirement facility will comprise 162 independent living units. The 

retirement village will be made up of 96 x 3-bedroom units, 34 x 2-bedroom units and 32 x 1-bedroom 

units in addition to extensive administration, recreational and lifestyle facilities. Further details on 

Phase Two is provided in the following sections of this proposal. 

Indicative Masterplan - Retirement Village 
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The Facility  

The facility itself has two unique characteristics which will set it apart from any other facility in the 

region. One being the design and amenity of the centre and the other being the concept of care being 

provided. 

In terms of design, the facility is specifically created to provide a mixture of spacious 3, 2 and 1 

bedroom accommodation (see proposed unit plan in Figure 1 below) with a specific focus on three 

bedroom accommodation which is designed to make the transition from the family home to this 

facility much more manageable for all. The traditional family home remains the predominant 

residential accommodation in the Cairns Region, particularly for the aging population, thus providing 

a three bedroom product is seen as an essential configuration to promote the transition process both 

for the resident and the extended family.    

In addition to the 

accommodation facilities, 

the complex will comprise 

a central administration 

area with commercial 

kitchen, dining and bar 

facilities and consult/ 

treatment rooms. 

  

Central Piazza Floor Plan - Retirement Village 

Figure 1 - Proposed Unit Configuration 
3 Bedroom – 100m² | 3 Bedroom – 103m² | 2 Bedroom – 78m² | 1 Bedroom – 60m² 

Architect’s Impression - Central Piazza 
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The truly unique component of the development is the Central Piazza comprising the extensive 

recreation facilities for all residents to enjoy including a cinema, chapel, games room, hairdresser, gym 

and café surrounded by extensive gardens, walking tracks and rest areas. The Piazza is designed to be 

an indoor/outdoor space that is visited and utilised by residents every day, so it is a meeting place and 

a recreational and interactive space that has constant activity.  

Also, the Piazza can be a place where 

special events occur. These could 

include for example, performances, 

demonstrations, markets, family days 

etc. which are all designed to 

promote a community/village feel as 

opposed to an institutional feel.  

The overall concept is designed 

provide an attractive and lively facility 

which will further promote regular 

visitation by the resident’s children 

and grandchildren to the facility. 

 

 Various Architect’s Impressions - Central Piazza 
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GORDONVALE DEVELOPMENT PROPOSAL 

 

Entrance, Administration and Central Piazza Floor Plan - Retirement Village  
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The Concept  

The central theme to the overall concept is that residents age in the same space. Residents pay an 

incoming contribution to secure a unit (in the attached feasibility $495,000 for a 3 bedroom unit, 

$395,000 for a 2 bedroom unit and $325,000 for a 1 bedroom unit) which is released to the developer 

and amortised over the length of stay of the resident.  

The resident then resides in that same unit for the rest of their lives and the level of care and facilities 

they require comes to them rather than the resident transitioning to alternate high care and palliative 

care facilities.  

This augmented care approach gives both peace of mind to the residents and provides additional 

income streams to the facility operators as the additional care is provided, much of which is 

government funded. It is worth noting that there are no other facilities in the Greater Cairns Region 

which offer an augmented care approach in retirement villages. Residents in local retirement villages 

have access to home care services which are external to their villages and can engage these services 

themselves. Some of the retirement villages also have aged care facilities attached to their retirement 

villages which can provide assistance as the resident’s needs change however this usually requires a 

relocation from their retirement home to the aged care facility.  

On average, the resident occupies their unit for 4-5 years and upon exit the resident’s family is paid 

the balance of the contribution less the daily amortisation and the developer is free to resell the unit 

to another incoming resident and the process continues. 
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GORDONVALE DEVELOPMENT PROPOSAL 

Unit Layout  

The current design includes all single level buildings which are easier to build and easier to stage from 

a construction perspective. 

Modules are easily replicated to further reduce costs. Modules range in size from 12 units (see floor 

plan below), 10 units, 8 units and 6 units with all modules comprising a mixture of unit sizes. All 

modules contain at least 4 x three bedroom configurations.  

 

 

 

Indicative floor plan - 12 unit block - Retirement Village 
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GORDONVALE DEVELOPMENT PROPOSAL 

Envigor - Integrated Care Specialists 

The Operator  

The current proposal includes experienced medical services and lifestyle village operator Envigor being 

the operator of this facility. Envigor currently operate 8 retirement villages across Queensland under 

their Seasons Aged Care partnership. They have extensive experience both in retirement villages and 

more importantly the integrated care approach which we are proposing. 

As part of the proposal, they will receive a fee for the running of the facility and providing 24-hour 

care which is recoverable via resident levies. They also benefit and gain income from the provision of 

the integrated care. 

 

 

 

 

 

  

Seasons - Sinnamon Park Facility  

Envigor & Seasons - Partners in quality aged care 
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GORDONVALE DEVELOPMENT PROPOSAL 

The Project Team  

The proponents of the development, whilst experienced developers having completed several 

hundred lots and in excess of 1200 residential units, hotel and childcare centre projects, have 

assembled a suitably qualified support team as follows: 

 

Architect  :  8 Pencils 

Town Planer  :  GHD 

Civil Engineer  :  Cardno 

Structural Engineer :  CMG Engineers 

Electrical Engineer :  Sequal Consulting Group 

Project Manager  :  Kelly Development Services 

Cost Consultant  : 

Private Certifier  :  GMA Certifiaction 

Energy Consultant  :  Pinches Consulting 
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GORDONVALE DEVELOPMENT PROPOSAL 

Project Feasibility   

The project feasibility is detailed below from a developer/financing perspective ie. the receipt of 

incoming contributions and total development costs and the associated return on cost.  

This feasibility excludes any operational or other income streams that accrue for the running of the 

facility.   

   Stage 1  Stage 2  TOTAL 

Units  60  102  162 

Sales $ 26,320,000  $ 45,030,000 $ 71,350,000  

Commission $ 1,316,000  $ 2,251,500 $ 3,567,500  

Net Sales $ 25,004,000  $ 42,778,500 $ 67,782,500  

Land and Acquisition  $ 1,500,000  $ 2,300,000 $ 3,800,000  

Statutory Charges $  991,000  $ 1,800,000 $ 2,791,000  

Construction Costs $ 16,130,593  $ 17,050,722 $ 33,181,315 

Consultants $ 967,835 $ 511,521 $ 1,479,356 

Contingency  $ 806,529 $ 852,536 $ 1,659,065 

Holding Costs $ 53,000  $ 127,000 $  180,000  

Marketing $  526,400  $ 900,600 $ 1,427,000  

Interest $ 539,818 $ 424,828 $ 964,646 

Total Costs $ 21,515,175 $ 23,967,207 $ 45,482,382 

           

Profit $ 3,488,825 $ 18,811,293 $ 22,300,118 

Return  16%  78%  49% 

       
Profitability of Stage 1 is impacted by construction of the central facilities and administration as part 

of this stage (no value has been attributed for this facility). There is no alternative to providing these 

facilities up front along with the initial stage for both compliance and to effectively market the 

property for subsequent stages.  

Construction costs have been presented by a local commercial builder who is experienced in this type 

of construction. 
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GORDONVALE DEVELOPMENT PROPOSAL 

Sale prices are considered to be readily achievable and appropriate for the quality of the development 

and facilities – a comparison has been done for other retirement living facilities in the Cairns region 

further justifying this and is appended for reference (refer Attachment 6). 

A detailed feasibility is also appended for reference (refer Attachment 7).  
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GORDONVALE DEVELOPMENT PROPOSAL 

Project Funding 

Funding is sought for completion of the development in 2 tranches:- Tranche 1 being the initial 47 lot 

subdivision and Stage 1 (60 units and central facilities) of the Retirement Village and Tranche 2 being 

the balance 102 units in the retirement village as follows: 

Tranche 1 
 

  
47 Lot 

Subdivision 
 Stage 1  TOTAL 

Land  $ 1,057,500 $ 1,500,000 $ 2,557,500 

Construction $ 2,425,000 $ 16,130,593 $ 18,555,593 

Consultants $ 145,500 $ 967,835 $ 1,113,335 

Contingency $ 121,250 $ 806,529 $ 927,779 

Holding Costs $ 0 $ 53,000 $ 53,000 

Marketing  $ 158,200 $ 526,400 $ 684,600 

Statutory Charges $ 1,175,000 $ 991,000 $ 2,166,000 

Interest $ 84,378 $ 539,818 $ 624,196 

Total Funding $ 5,166,828 $ 21,515,175 $ 26,682,003 

 

Tranche 2 
 

  Stage 2  TOTAL 

Land   $ 2,300,000 $ 2,300,000 

Statutory Charges $ 1,800,000 $ 1,800,000 

Construction Costs $ 17,050,722 $ 17,050,722 

Consultants $ 511,521 $ 511,521 

Contingency  $ 852,536 $ 852,536 

Holding Costs $ 127,000 $ 127,000 

Marketing $ 900,600 $ 900,600 

Interest $ 424,828 $ 424,828 

Total Funding  $ 23,967,207 $ 23,967,207 

Based on the above a facility limit of $26,682,003 is requested however in reality with staging peak 

debt over the period will be $19,846,369 based on current cashflows. Project cashflow is appended 

(refer Attachment 7).   
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GORDONVALE DEVELOPMENT PROPOSAL 

Summary   

The proposal represents a unique opportunity to participate in a multi-staged, multi-use development. 

The initial residential subdivision is located in the growth are of Cairns, easily accessible to the Bruce 

Highway and linkages to the city and in close proximity to the new Woolworths development. The 

estate is additionally characterised by larger lots and an extensive park facility creating a genuine point 

of difference. 

The retirement village also has a unique concept both in its facilities and prevalence of 3 bedroom unit 

arrangements once again creating an attractive point of difference for the facility.  

The proponents are contributing the land which is unencumbered and has all relevant approvals so it 

will be a shovel ready project. The proponents are additionally experienced developers and have an 

experienced consultant team supporting the project.    

  

Gordonvale Retirement Village - Architect's Impression 
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GORDONVALE DEVELOPMENT PROPOSAL 

Schedule of Attachments 
 

Name Title Date 

Attachment 1 
Cairns LGA Population & Aged Care Research Excerpt – Oliver 
Hume Research 

October 2018 

Attachment 2 Preliminary Development Approval – Subdivision 11 October 2018 

Attachment 3 Project Feasibility and Cashflow – Subdivision June 2020 

Attachment 4 Valuer’s Report – Herron Todd White  12 March 2020 

Attachment 5 Cardno Cost Report – Draper Road Subdivision  24 March 2020 

Attachment 6 Comparison Document – Cairns Retirement Facilities May 2020 

Attachment 7 Project Feasibility and Cashflow – Retirement Village June 2020 
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Draper Road Lot Development Feasibility 

Revenue
Gross Sales 7,910,000.00$           
Less GST on Sales 673,636.36$              
TOTAL GROSS REALISATION - after GST 7,236,363.64$         

Expenditure

5,404,128.24$           

5,319,750.00$         

Profit 1,916,613.64$         
Projected Profit 1,832,235.40$           
% of Development Profit 34%
% of Development Profit 34%

Annexure A  (to accompany Project Feasibility)

TOTALS
Blocks - Sales
1000m² - 1086m² 13 @  $             190,000.00  $           2,470,000.00 
942m² 1 @  $             165,000.00  $             165,000.00 
834m² 2 @  $             155,000.00  $             310,000.00 
720m² - 801m² 23 @  $             150,000.00  $           3,450,000.00 
672m² - 700m² 7 @  $             145,000.00  $           1,015,000.00 
Childcare (GST Exempt) - 2502m² 1 @  $             500,000.00  $             500,000.00 
Sub-Total  $         1,305,000.00  $         7,910,000.00 

Expenses 
Land Component including stamp duty and legals  $           1,057,500.00 
Lot Construction 47 @ 50,000.00$                 $           2,350,000.00 
External Works 75,000.00$                 $               75,000.00 
Consultants 6 %  $             145,500.00 
Council Contributions 47 @ 25,000.00$                 $           1,175,000.00 
Marketing 2 %  $             158,200.00 
Commission 3 %  $             237,300.00 
Contingency 5 %  $             121,250.00 
Finance costs and interest (1 year) 5 %  $               84,378.24 
Sub-Total 5,404,128.24$         

Total Costs (before interest)

Expenses (total development excl. GST)

Draper Road Development
Feasibility - Kelly Development



Draper Road Development Cashflow

Nov-20 Dec-20 Jan-21 Feb-21 Mar-21 Apr-21 May-21 Jun-21 Jul-21 Aug-21 Sep-21 Oct-21
Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast

Sales 190,000 825,000 1,180,000 525,000 680,000 825,000 680,000
LESS Commission 3% (5,700) (24,750) (35,400) (15,750) (20,400) (24,750) (20,400)
LESS GST (17,273) (75,000) (61,818) (47,727) (61,818) (75,000) (61,818)
TOTAL NET INCOME 0 0 0 0 0 167,027 725,250 1,082,782 461,523 597,782 725,250 597,782

EXPENSES
Construction 485,000         485,000         485,000         485,000         485,000         
Consultants 101,850 21,825 14,550 7,275
Contingency 5% 24,250 24,250 24,250 24,250 24,250
Council 1,175,000
Marketing 2% 3,800 16,500 23,600 10,500 13,600 16,500 13,600 6,000 9,000 6,000
Total Expenses 611,100 531,075 527,600 533,025 532,850 1,185,500 13,600 16,500 13,600 6,000 9,000 6,000

TOTAL DEVELOPMENT EXPENSES 611,100 531,075 527,600 533,025 532,850 1,185,500 13,600 16,500 13,600 6,000 9,000 6,000

CONSTRUCTION LOAN 4,109,328$        
Opening Balance (611,100) (1,144,721) (1,677,091) (2,217,104) (2,759,192) (3,789,161) (3,093,299) (2,039,906) (1,600,483) (1,015,370) (303,351)

(LESS) Drawdown for expenses (611,100) (531,075) (527,600) (533,025) (532,850) (1,185,500) (13,600) (16,500) (13,600) (6,000) (9,000) (6,000)
(LESS) Interest 5% (2,546) (4,770) (6,988) (9,238) (11,497) (15,788) (12,889) (8,500) (6,669) (4,231) (1,264)
(ADD) Net Settlement Income 167,027 725,250 1,082,782 461,523 597,782 725,250 597,782

Closing Balance (611,100) (1,144,721) (1,677,091) (2,217,104) (2,759,192) (3,789,161) (3,093,299) (2,039,906) (1,600,483) (1,015,370) (303,351) 287,167

DEVELOPMENT CASHFLOW (611,100) (1,144,721) (1,677,091) (2,217,104) (2,759,192) (3,789,161) (3,093,299) (2,039,906) (1,600,483) (1,015,370) (303,351) 287,167

Notes: .
Land component inc. stamp duties and legals as land is already owned is not included in borrowings amount.
Construction loan amount includes construction, headworks, consultants, council fees and marketing (first 12 months).
Daycare site settlement estimated at February 2021 - GST Exemption for this site has been calculated in cashflow.

Income

Draper Road Development
Feasibility - Kelly Development



Nov-21 Dec-21 Jan-22 Feb-22 Mar-22 Apr-22 May-22 Jun-22 Jul-22 Aug-22 Sep-22 Oct-22
Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast

300,000 450,000 300,000 460,000 150,000 300,000 295,000 150,000 150,000 150,000 150,000 150,000 7,910,000$               7,910,000$                 
(9,000) (13,500) (9,000) (13,800) (4,500) (9,000) (8,850) (4,500) (4,500) (4,500) (4,500) (4,500) 237,300$                   237,300$                    

(27,273) (40,909) (27,273) (41,818) (13,636) (27,273) (26,818) (13,636) (13,636) (13,636) (13,636) (13,636) 719,091$                   719,091$                    
263,727 395,591 263,727 404,382 131,864 263,727 259,332 131,864 131,864 131,864 131,864 131,864 6,953,609$               6,953,609$                 

2,425,000$                 
145,500$                    
121,250$                    

1,175,000$                 
9,200 3,000 6,000 5,900 3,000 3,000 3,000 3,000 3,000 0 0 0 158,200$                    

9,200 3,000 6,000 5,900 3,000 3,000 3,000 3,000 3,000 0 0 0 4,024,950$               4,024,950$                 

9,200 3,000 6,000 5,900 3,000 3,000 3,000 3,000 3,000 0 0 0 4,024,950$               4,024,950$                 

287,167 541,694 934,285 1,192,013 1,590,494 1,719,358 1,980,085 2,236,417 2,365,281 2,494,144 2,626,008 2,757,872 2,889,735$               
(9,200) (3,000) (6,000) (5,900) (3,000) (3,000) (3,000) (3,000) (3,000) 0 0 0 ($4,024,950)

($84,378)
263,727 395,591 263,727 404,382 131,864 263,727 259,332 131,864 131,864 131,864 131,864 131,864 6,999,064$                 

541,694 934,285 1,192,013 1,590,494 1,719,358 1,980,085 2,236,417 2,365,281 2,494,144 2,626,008 2,757,872 2,889,735 2,889,735$               

541,694 934,285 1,192,013 1,590,494 1,719,358 1,980,085 2,236,417 2,365,281 2,494,144 2,626,008 2,757,872 2,889,735 2,889,735$               2,889,735$                 

 FORECAST AT  
COMPLETION 

 TOTAL REVENUE/ 
EXPENDITURE 

Draper Road Development
Feasibility - Kelly Development



DRAPER ROAD STAGE 1 DEVELOPMENT SALES SCHEDULE

Nov-20 Dec-20 Jan-21 Feb-21 Mar-21 Apr-21 May-21 Jun-21 Jul-21 Aug-21 Sep-21
Settlements Sale Price 100% 2% 10% 15% 7% 9% 10%
Settlements (672m²  - 700m² ) 145,000.00$        7 13% 145,000.00$        145,000.00$        145,000.00$        
Settlements (720m²  - 801m² ) 150,000.00$        23 44% 300,000.00$        300,000.00$        300,000.00$        300,000.00$        
Settlements (834m² ) 155,000.00$        2 4%
Settlements (942m² ) 165,000.00$        1 2%
Settlements (1000m² - 1086m²) 190,000.00$        13 31% 190,000.00$        380,000.00$        380,000.00$        380,000.00$        380,000.00$        380,000.00$        
Settlement - Childcare 500,000.00$        1 6%  $       500,000.00 
Total Development Sales 7,910,000.00$  47 100%
Total Sales  $       190,000.00  $       825,000.00  $    1,180,000.00  $       525,000.00  $       680,000.00  $       825,000.00 
Commission 3.0%  $             5,700.00  $           24,750.00  $           35,400.00  $           15,750.00  $           20,400.00  $           24,750.00 

Draper Road Development
Feasibility - Kelly Development



Oct-21 Nov-21 Dec-21 Jan-22 Feb-22 Mar-22 Apr-22 May-22 Jun-22 Jul-22 Aug-22 Sep-22 Oct-22 TOTALS
9% 4% 6% 4% 6% 2% 4% 4% 2% 2% 2% 2% 2% 100%

145,000.00$        145,000.00$        145,000.00$        145,000.00$        1,015,000.00$    
300,000.00$        300,000.00$        150,000.00$        300,000.00$        150,000.00$        150,000.00$        150,000.00$        150,000.00$        150,000.00$        150,000.00$        150,000.00$        150,000.00$        3,450,000.00$    

155,000.00$        155,000.00$        310,000.00$        
165,000.00$        165,000.00$        

380,000.00$        2,470,000.00$    
500,000.00$        

 $       680,000.00  $       300,000.00  $       450,000.00  $       300,000.00  $       460,000.00  $       150,000.00  $       300,000.00  $       295,000.00  $       150,000.00  $       150,000.00  $       150,000.00  $       150,000.00  $       150,000.00  $    7,910,000.00 
 $           20,400.00  $             9,000.00  $           13,500.00  $             9,000.00  $           13,800.00  $             4,500.00  $             9,000.00  $             8,850.00  $             4,500.00  $             4,500.00  $             4,500.00  $             4,500.00  $             4,500.00  $         237,300.00 

Draper Road Development
Feasibility - Kelly Development
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EXECUTIVE SUMMARY       

INSTRUCTIONS 

Property Address Proposed lots Draper Road, Gordonvale, QLD, 4865. 

Instructing Party Mr Ross Straguszi.  

Interest Being 

Valued 

The interest being valued is the unencumbered estate in fee simple in vacant 

possession ‘As If Complete’ of a proposed subdivision. The land is to be suitably 

zoned to accommodate the intended uses. 

Purpose of 

Valuation 

Our advice has been prepared for market purposes only. 

Date of Inspection 

and Advice 

12 March 2020. 

 

TITLE AND STATUTORY DETAILS 

Registered Owner Rose Straguszi. 

Real Property 

Description 

Part of L3 RP704103 & L2 SP287503. 

Encumbrances / 

Title Discussion 

Not searched. 

 

Zoning The property is classified within the Emerging Community zone under the Cairns Plan 

2016. This advice proceeds on the basis the proposed lots on completion will be 

zoned appropriately for the intended uses eg Residential, Childcare and 

Retirement/Nursing Home. 

Located within the storm tide surge area (white zone). 

The property is assessed as vacant land. 
 

VALUATION SUMMARY 

Property 

Description ‘As Is’ 

The proposed lots will be cleared near level allotments, generally regular in shape with 

all services available for connection. 

Valuer 

   

 Shane Quinn 

AAPI / Certified Practising Valuer / 

Director 

API Number: 65851 - State Registration 

Number: 1330 

      

      

      

      

Important All data provided in this summary is wholly reliant on and must be read in conjunction with the information 

provided in the attached report. It is a synopsis only designed to provide a brief overview and must not be 

acted on in isolation. 

ASSUMPTIONS, CONDITIONS AND LIMITATIONS 

Critical 

Assumptions 
 This advice is provided subject to the definitions, assumptions, disclaimers, 

limitations and qualifications detailed within and annexed to this report. Reliance 

on this report and extension of our liability is conditional upon the reader’s 

acknowledgement and understanding of these statements. 

 Our advice has been completed on an ‘As If Complete’ and suitably zoned basis. 
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PROPERTY DESCRIPTION 

LOCATION 

Locality Gordonvale is a rapidly growing satellite suburb located approximately 22 kilometres by road 

south of the Cairns city centre. It has a suburb population of 6,400 and a dwelling count of 

2,300. Gordonvale was originally a distinct town developed around the Mulgrave Sugar Mill 

but a number of residential and rural residential estates have now been developed to its 

west. Amenities in the Gordonvale town centre include a state primary and a state secondary 

school, a private primary school, strip shopping, several hotels, a post office, local hospital, 

police and ambulance facilities. 

Situation The proposed lots are situated on the northern side of Draper Road, being approximately 

700 metres west of its intersection with Bruce Highway. 
 

THE LAND 
 

 

 Source: RP Data Source: RP Data 

 

  

 Source: Mr Ross Straguszi Source: Google Earth 

 

THE LAND 

Land Area Various. 

Topography The proposed allotments will be near level, generally regular in shape and at street grade. 

Overall, they will provide good building contours. 

Services The following major services will be available for connection: reticulated water, sewerage, 

telephone, electricity.  

  

  

Cairns CBD 

Gordonvale CBD 
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THE LAND 

Road System The property will have frontage to Draper Road as well as internal roads within the 

subdivision. 

Draper Road is a bitumen sealed, two lane local road; it has bitumen verges and concrete 

kerbing and channelling with kerbside parking. 

Cairns Regional Council intend to widen Draper Road to become a four lane roadway and the 

major access provider from nearby residential estates to the Bruce Highway. At present the 

proposed site is separated from Draper Road by an open drain. This is to be enclosed when 

Draper Road is widened. 

The internal subdivision roads will be two lane bitumen sealed, with bitumen verges and 

concrete kerbing and channelling.  

Flooding To the best of our knowledge, the property is located in an area that is not susceptible to 

flooding; we note however, that we are unable to confirm this without the benefit of a formal 

flood search. A formal flood search has not been undertaken and should this be an issue, 

then this report should be referred back to the valuer for comments. 

PROPOSED SITE (ESTIMATED) 
 

 

Source: Google Earth 

ENVIRONMENTAL ISSUES 

Site Issues Whilst our visual site inspection did not indicate any existing or historic use of the site (so far 

as it is reasonably identifiable) for any hazardous or potentially contaminating industrial 

processes or for the storage (either above or below ground) of any hazardous chemical 

substance, we are not environmental experts. Therefore we are unable to certify and confirm 

that there is no contamination of the property either beneath or above the surface of the soil 

or elsewhere which might affect value. Our valuation assumes that there is no contamination 

or environmental issues impacting on value, however we recommend that the intending 

financier satisfies themselves in this regard. 
 

OCCUPANCY DETAILS 

Overview The property is currently utilised for the production of sugar cane. 
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VALUATION CONSIDERATIONS 

MARKET EVIDENCE 

Sales 

Evidence 

As requested this is preliminary market advice, sales evidence has been retained on file and 

will be made available should a detailed report be required. 

PRELIMINARY ESTIMATES OF INDIVIDUAL VALUES 

 Residential Allotments Area (M
2
) Value

1,086                  $190,000

1,086                  $190,000

1,086                  $190,000

1,086                  $190,000

1,085                  $190,000

1,085                  $190,000

1,086                  $190,000

1,044                  $190,000

834                     $155,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

760                     $150,000

753                     $150,000

753                     $150,000

753                     $150,000

753                     $150,000

753                     $150,000

724                     $150,000

720                     $150,000

676                     $145,000

681                     $145,000

672                     $145,000

1,008                  $190,000

1,011                  $190,000

1,005                  $190,000

1,011                  $190,000

1,000                  $190,000

700                     $145,000

700                     $145,000

700                     $145,000

700                     $145,000

820                     $155,000

800                     $150,000

800                     $150,000

801                     $150,000

801                     $150,000

800                     $150,000

800                     $150,000

942                     $165,000

Childcare Site

2,502                  $500,000

Retirement/Nursing Home Site

37,800                $3,780,000

Total $11,690,000  
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Definitions, Assumptions, Qualifications & Disclaimers 

Proposed Site Layout 
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DEFINITIONS, ASSUMPTIONS, QUALIFICATIONS & DISCLAIMERS 

DEFINITIONS 

Market Value “the estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer 

and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted 

knowledgeably, prudently and without compulsion”. 

Highest and 

Best Use 

“the use of an asset that maximises its potential and that is physically possible, legally permissible and financially 

feasible”. 

‘As If 

Complete’ 

Means  advice that provides the current market value of of the proposed development “As If Complete” and 

appropriately zoned.. 

ASSUMPTIONS 

Identification 

Survey 

We have physically identified the boundaries upon inspection and there do not appear to be any encroachments. 

However, we are not surveyors and no warranty can be given without the benefit of an identification survey. 

To the best of the valuer’s knowledge, the subject property is not affected by landslip, pest infestation or resumption 

matters, however, no searches have been undertaken in this regard. 

Town Planning We assume that planning data provided to us by the relevant Local Planning Authority is accurate. In the event that a 

Town Planning Certificate or any other relevant Planning Certificate or document is obtained and the information 

therein is later found to be materially different to the town planning information detailed within the valuation, we 

reserve the right to amend the valuation. 

A search of the permitted use with the Authority has not been provided or obtained and therefore this valuation has 

been undertaken on the basis that all necessary and appropriate town planning and/or building, consents, approvals 

and certifications have been issued for the use of occupation of the improvements as more fully described in this 

report. 

Areas The adopted  areas are based on the provided preliminary plans provided by Mr Ross Straguszi and are subject to 

confirmation by survey. 

It is assumed that measurements are in accordance with the Property Council of Australia’s appropriate 

recommended method of measurement for the specific premises type. 

Market 

Evidence 

Market data has been obtained from a range of sources, or as reported by real estate agents. As well as using such 

documented and generally reliable evidence or market transactions, it was also necessary to rely on hearsay 

evidence. Except as noted herein, a reasonable attempt has been made to verify all such information. 

Environmental It should be noted that environmental matters are beyond the scope of our expertise and as such, we would 

recommend that anyone relying on our valuation satisfy themselves in relation to any environmental risks or 

contamination issues. Should any such problem become apparent, we would reserve the right to review our valuation. 

Asbestos 

Materials 

We advise that the inspection of the subject property did not reveal any obvious visible asbestos containing materials 

to the valuer.  The valuer is not qualified to conclusively determine the existence of asbestos and will not be held 

liable nor responsible for his/her failure to identify any asbestos containing materials and the impact which any 

asbestos material has on the property and its value.  Should any asbestos concerns become apparent, the valuer 

should be consulted and reserves the right to reassess any effect on the value stated in this report. 

The presence of asbestos, change in community attitudes and the cost associated with dealing with its removal has 

the potential to reduce marketability and value of the property. The extent of this cannot be known. 

QUALIFICATIONS & DISCLAIMERS 

Accuracy of 

Information 

We advise that any objective information, data or calculations set out in the Valuation will be accurate so far as is 

reasonably expected from a qualified and experienced valuer, reflecting due skill, care and diligence. However, we 

have not independently verified third party information, adopted it as our own, or accepted its reliability. If any of the 

information provided by others and referred to in the valuation report is incorrect, it may have an impact on the 

valuation. The valuation is provided on the proviso that the reliant party accepts this risk. 

Conflict of 

Interest 

Neither the valuer, nor to the best of their knowledge, any member of this firm, has any conflict of interest, or direct, 

indirect or financial interest in relation to this property that is not disclosed herein. 

Excluded 

Searches 

The following searches have not been undertaken: Land Survey Plan, Building Survey Plan, Formal Flood, Detailed 

Town Planning, Contaminated Land/Environmental Management Registers, Heritage Register, Local/State Road 

Widening, Vegetation Protection, Certificate of Title, Native Title. Our valuation assumes such searches would identify 

no issues that may affect the value and/or liquidity of the property. Should any person relying on the contents of this 

report be aware or become aware of an issue that may affect value and/or liquidity then the searches should be 

referred to the valuer for comment. 

Goods and 

Services Tax 

(GST) 

We stress we are not experts in assessment of GST. We are not privy to the financial circumstances of the owner(s), 

any agreements executed (or to be executed) between the parties or the previous transactions relating to the property 

which may impact upon the status of the property for GST. We recommend any party relying upon this valuation seek 

independent advice in regard to any GST liabilities which may attach to the property. 

All rentals, outgoings and sale prices quoted in this report are net of GST unless otherwise stated. 

Land Not 

Affected 

To the best of the valuer’s knowledge, the land is not affected by unstable, hazardous or toxic soil material, pest 

infestation or resumption matters however, no searches have been undertaken in this regard. This valuation assumes 

that there are no problems, however, should any such issues arise, then this matter should be referred to the valuer 

for further comment 
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Limited 

Liability 

Liability limited by a scheme approved under professional standards legislation. This scheme does not apply in 

Tasmania. 

Market 

Movement 

This valuation is current as at the date of valuation only. The value assessed herein may change significantly and 

unexpectedly over a relatively short period (including as a result of general market movements or factors specific to 

the particular property). We do not accept liability for losses arising from such subsequent changes in value. Without 

limiting the generality of the above comment, we do not assume any responsibility or accept any liability where this 

valuation is relied upon after the expiration of 90 days from the date of the valuation, or such earlier date if you 

become aware of any factors that have any effect on the valuation. However, it should be recognised that the 90 day 

reliance period does not guarantee the value for that period; it always remains a valuation at the date of valuation 

only. 

No Compliance 

Certificate 

No Compliance Certificate/Certificate of Classification has been obtained, and this valuation is subject to the 

building(s) complying in all material respects with any restrictive covenants affecting the site and has been built, 

occupied and is being operated, in all material respects, in full compliance with all requirements of law, including all 

zoning, land-use classifications, building, planning, fire and health by-laws (including asbestos and legionnaires 

disease), rules, regulations, orders and codes of all authorities, and that there are no outstanding requisitions. 

No Pecuniary 

Interest 

The valuer has no pecuniary interest in the subject property either past, present or prospective at the date of 

preparing this report and the opinion expressed is free of any bias in this regard. 

Not to be 

reproduced 

without 

permission 

Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents, 

circular or statement, nor published in part or full in any way, without written approval of the form and context in which 

it may appear. 

Other Taxation 

Implications 

Herron Todd White are not taxation experts and we provide our valuation assessment and any associated sales, rental 

or feasibility analysis, independent of any consideration of income tax, capital gains tax or any other property related 

tax implications that may be associated directly or indirectly with the subject property. 

Reliance on 

Valuation 

This valuation report is for the use of, and may be relied upon for the stated purpose, only by the party/parties to 

whom it is addressed. No other parties are entitled to use or rely upon it and the valuer does not assume any liability 

or responsibility to any other party who does so rely upon the valuation without the express written authority of Herron 

Todd White Cairns. 

Structural 

Survey 

This valuation report does not purport to be a site or structural survey of the land or improvements thereon, and any 

advice provided is not given in the capacity as an expert. 
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Annexure 1 Proposed Site Layout 

 



 

   

GORDONVALE DEVELOPMENT PROPOSAL 

 
 

 

 

 

ATTACHMENT 5 
 

 

Gordonvale Residential Subdivision  

&  

Retirement Living Proposal 
 

  



ESTIMATE FOR DRAPER ROAD DEVELOPMENT

 LOW   MID   HIGH   LOW   MID   HIGH   LOW   MID   HIGH   LOW   MID   HIGH   LOW   MID   HIGH 

 $          416,836.02   $          519,737.90   $          773,913.68   $       1,702,380.91   $       2,399,509.38   $       3,094,637.85   $       1,507,744.19   $       2,460,939.00   $       3,412,133.80   $       1,740,424.69   $       2,892,496.67   $       4,042,568.65   $       1,227,667.77   $       2,073,403.46   $       2,917,139.16 

1.00
1.01 Item  $        1,500.00   $        2,498.00   $                         3,496.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              1,500.00   $              2,498.00   $              3,496.00  1  $              1,500.00   $              2,498.00   $              3,496.00  1  $              1,500.00   $              2,498.00   $              3,496.00  1  $              1,500.00   $              2,498.00   $              3,496.00 
1.02 Item  $        1,500.00   $        2,498.00   $                         3,496.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              1,500.00   $              2,498.00   $              3,496.00  1  $              1,500.00   $              2,498.00   $              3,496.00  1  $              1,500.00   $              2,498.00   $              3,496.00  1  $              1,500.00   $              2,498.00   $              3,496.00 
1.03 Item  $        1,000.00   $        8,205.00   $                       15,410.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              1,000.00   $              8,205.00   $            15,410.00  1  $              1,000.00   $              8,205.00   $            15,410.00  1  $              1,000.00   $              8,205.00   $            15,410.00  1  $              1,000.00   $              8,205.00   $            15,410.00 

1.04 Item  $           539.00   $           719.50   $                            900.00  0  $                         ‐     $                         ‐     $                         ‐    1  $                 539.00   $                 719.50   $                 900.00  1  $                 539.00   $                 719.50   $                 900.00  1  $                 539.00   $                 719.50   $                 900.00  1  $                 539.00   $                 719.50   $                 900.00 

1.05 Item  $      18,736.00   $      19,368.00   $                       20,000.00  0  $                         ‐     $                         ‐     $                         ‐    1  $            18,736.00   $            19,368.00   $            20,000.00  1  $            18,736.00   $            19,368.00   $            20,000.00  1  $            18,736.00   $            19,368.00   $            20,000.00  1  $            18,736.00   $            19,368.00   $            20,000.00 

1.06 Item  $        1,124.00   $        1,723.50   $                         2,323.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              1,124.00   $              1,723.50   $              2,323.00  1  $              1,124.00   $              1,723.50   $              2,323.00  1  $              1,124.00   $              1,723.50   $              2,323.00  1  $              1,124.00   $              1,723.50   $              2,323.00 

1.07 Item  $        3,080.00   $      10,531.50   $                       17,983.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              3,080.00   $            10,531.50   $            17,983.00  1  $              3,080.00   $            10,531.50   $            17,983.00  1  $              3,080.00   $            10,531.50   $            17,983.00  1  $              3,080.00   $            10,531.50   $            17,983.00 

1.08 Item  $        9,630.00   $      20,915.00   $                       32,200.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              9,630.00   $            20,915.00   $            32,200.00  1  $              9,630.00   $            20,915.00   $            32,200.00  1  $              9,630.00   $            20,915.00   $            32,200.00  1  $              9,630.00   $            20,915.00   $            32,200.00 

1.09 Item  $        2,000.00   $                         2,000.00  0  $                         ‐     $                         ‐     $                         ‐    1  $                         ‐     $              2,000.00   $              2,000.00  1  $                         ‐     $              2,000.00   $              2,000.00  1  $                         ‐     $              2,000.00   $              2,000.00  1  $                         ‐     $              2,000.00   $              2,000.00 
1.1 Item  $           500.00   $           699.50   $                            899.00  2  $              1,000.00   $              1,399.00   $              1,798.00  1  $                 500.00   $                 699.50   $                 899.00  1  $                 500.00   $                 699.50   $                 899.00  1  $                 500.00   $                 699.50   $                 899.00  1  $                 500.00   $                 699.50   $                 899.00 
1.11 Item  $        1,200.00   $        1,274.50   $                         1,349.00  30  $            36,000.00   $            38,235.00   $            40,470.00  1  $              1,200.00   $              1,274.50   $              1,349.00  1  $              1,200.00   $              1,274.50   $              1,349.00  1  $              1,200.00   $              1,274.50   $              1,349.00  1  $              1,200.00   $              1,274.50   $              1,349.00 
1.12 Item  $        2,000.00   $        3,000.00   $                         4,000.00  1  $              2,000.00   $              3,000.00   $              4,000.00  1  $              2,000.00   $              3,000.00   $              4,000.00  1  $              2,000.00   $              3,000.00   $              4,000.00  1  $              2,000.00   $              3,000.00   $              4,000.00  1  $              2,000.00   $              3,000.00   $              4,000.00 
1.13 Item  $      16,100.00   $      22,661.00   $                       29,222.00  0  $                         ‐     $                         ‐     $                         ‐    1  $            16,100.00   $            22,661.00   $            29,222.00  1  $            16,100.00   $            22,661.00   $            29,222.00  1  $            16,100.00   $            22,661.00   $            29,222.00  1  $            16,100.00   $            22,661.00   $            29,222.00 
1.14 Item  $           539.00   $           769.50   $                         1,000.00  0  $                         ‐     $                         ‐     $                         ‐    1  $                 539.00   $                 769.50   $              1,000.00  1  $                 539.00   $                 769.50   $              1,000.00  1  $                 539.00   $                 769.50   $              1,000.00  1  $                 539.00   $                 769.50   $              1,000.00 
1.15 Item  $           552.00   $           725.50   $                            899.00  0  $                         ‐     $                         ‐     $                         ‐    1  $                 552.00   $                 725.50   $                 899.00  1  $                 552.00   $                 725.50   $                 899.00  1  $                 552.00   $                 725.50   $                 899.00  1  $                 552.00   $                 725.50   $                 899.00 

1.16 Item  $      13,937.00   $      24,116.50   $                       34,296.00  0  $                         ‐     $                         ‐     $                         ‐    1  $            13,937.00   $            24,116.50   $            34,296.00  1  $            13,937.00   $            24,116.50   $            34,296.00  1  $            13,937.00   $            24,116.50   $            34,296.00  1  $            13,937.00   $            24,116.50   $            34,296.00 

1.17 Item  $           674.00   $           987.00   $                         1,300.00  0  $                         ‐     $                         ‐     $                         ‐    1  $                 674.00   $                 987.00   $              1,300.00  1  $                 674.00   $                 987.00   $              1,300.00  1  $                 674.00   $                 987.00   $              1,300.00  1  $                 674.00   $                 987.00   $              1,300.00 
1.18 Item  $           397.00   $        1,322.50   $                         2,248.00   $                         ‐     $                         ‐     $                         ‐    1  $                 397.00   $              1,322.50   $              2,248.00  1  $                 397.00   $              1,322.50   $              2,248.00  1  $                 397.00   $              1,322.50   $              2,248.00  1  $                 397.00   $              1,322.50   $              2,248.00 
~  $            39,000.00   $            42,634.00   $            46,268.00   $            73,008.00   $          124,014.50   $          173,021.00   $            73,008.00   $          124,014.50   $          173,021.00   $            73,008.00   $          124,014.50   $          173,021.00   $            73,008.00   $          124,014.50   $          173,021.00 

2.00
2.01 Item  $        7,620.00   $      21,674.00   $                       35,728.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              7,620.00   $            21,674.00   $            35,728.00  1  $              7,620.00   $            21,674.00   $            35,728.00  1  $              7,620.00   $            21,674.00   $            35,728.00  1  $              7,620.00   $            21,674.00   $            35,728.00 

2.02 m2  $               1.33   $               3.85   $                                6.36  5000  $              6,666.67   $            19,225.00   $            31,783.33  26100  $            34,800.00   $          100,354.50   $          165,909.00  37900  $            50,533.33   $          145,725.50   $          240,917.67  42150  $            56,200.00   $          162,066.75   $          267,933.50  23200  $            30,933.33   $            89,204.00   $          147,474.67 

2.03 Item  $   250,000.00   $   375,000.00   $                     500,000.00  0  $                         ‐     $                         ‐     $                         ‐    1  $          250,000.00   $          375,000.00   $          500,000.00  1  $          250,000.00   $          375,000.00   $          500,000.00  1  $          250,000.00   $          375,000.00   $          500,000.00  1  $          250,000.00   $          375,000.00   $          500,000.00 
2.04 Item  $        5,620.00   $      13,175.00   $                       20,730.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              5,620.00   $            13,175.00   $            20,730.00  1  $              5,620.00   $            13,175.00   $            20,730.00  1  $              5,620.00   $            13,175.00   $            20,730.00  1  $              5,620.00   $            13,175.00   $            20,730.00 
2.05 Item  $        1,180.00   $        2,510.00   $                         3,840.00  2  $              2,360.00   $              5,020.00   $              7,680.00  1  $              1,180.00   $              2,510.00   $              3,840.00  1  $              1,180.00   $              2,510.00   $              3,840.00  1  $              1,180.00   $              2,510.00   $              3,840.00  1  $              1,180.00   $              2,510.00   $              3,840.00 
2.06 m2  $               1.92   $               3.21   $                                4.50  3250  $              6,240.00   $            10,432.50   $            14,625.00  6150  $            11,808.00   $            19,741.50   $            27,675.00  3375  $              6,480.00   $            10,833.75   $            15,187.50  4215  $              8,092.80   $            13,530.15   $            18,967.50  2100  $              4,032.00   $              6,741.00   $              9,450.00 

2.07 m3  $             38.80   $             67.69   $                              96.57  20  $                 776.00   $              1,353.70   $              1,931.40  100  $              3,880.00   $              6,768.50   $              9,657.00  100  $              3,880.00   $              6,768.50   $              9,657.00  100  $              3,880.00   $              6,768.50   $              9,657.00  100  $              3,880.00   $              6,768.50   $              9,657.00 

2.08 m3  $           129.81   $           131.91   $                            134.00  585  $            75,938.85   $            77,164.43   $            78,390.00  1107  $          143,699.67   $          146,018.84   $          148,338.00  607.5  $            78,859.58   $            80,132.29   $            81,405.00  758.7  $            98,486.85   $          100,076.32   $          101,665.80  378  $            49,068.18   $            49,860.09   $            50,652.00 
2.09 m3  $           129.81   $           141.99   $                            154.17  487.5  $            63,282.38   $            69,220.13   $            75,157.88  922.5  $          119,749.73   $          130,985.78   $          142,221.83  506.25  $            65,716.31   $            71,882.44   $            78,048.56  632.25  $            82,072.37   $            89,773.18   $            97,473.98  315  $            40,890.15   $            44,726.85   $            48,563.55 

2.1 m2  $             22.61   $             25.31   $                              28.00  3250  $            73,482.50   $            82,241.25   $            91,000.00  6150  $          139,051.50   $          155,625.75   $          172,200.00  3375  $            76,308.75   $            85,404.38   $            94,500.00  4215  $            95,301.15   $          106,660.58   $          118,020.00  2100  $            47,481.00   $            53,140.50   $            58,800.00 

2.11 Item  $           298.00   $           491.70   $                            685.40  3  $                 894.00   $              1,475.10   $              2,056.20  1  $                 298.00   $                 491.70   $                 685.40  1  $                 298.00   $                 491.70   $                 685.40  1  $                 298.00   $                 491.70   $                 685.40  1  $                 298.00   $                 491.70   $                 685.40 
2.12 Item  $        3,353.00   $        7,059.65   $                       10,766.30  1  $              3,353.00   $              7,059.65   $            10,766.30  1  $              3,353.00   $              7,059.65   $            10,766.30  2  $              6,706.00   $            14,119.30   $            21,532.60  2  $              6,706.00   $            14,119.30   $            21,532.60  1  $              3,353.00   $              7,059.65   $            10,766.30 

2.13 m  $           103.14   $           137.07   $                            171.00  150  $            15,471.00   $            20,560.50   $            25,650.00  580  $            59,821.20   $            79,500.60   $            99,180.00  365  $            37,646.10   $            50,030.55   $            62,415.00  550  $            56,727.00   $            75,388.50   $            94,050.00  270  $            27,847.80   $            37,008.90   $            46,170.00 

2.14 m  $             38.00   $             43.00   $                              48.00   $                         ‐     $                         ‐     $                         ‐    900  $            34,200.00   $            38,700.00   $            43,200.00  825  $            31,350.00   $            35,475.00   $            39,600.00  1100  $            41,800.00   $            47,300.00   $            52,800.00  550  $            20,900.00   $            23,650.00   $            26,400.00 

2.15 m  $           257.85   $           342.68   $                            427.50  180  $            46,413.00   $            61,681.50   $            76,950.00  0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐   
2.16 m  $             54.60   $             56.80   $                              59.00  260  $            14,196.00   $            14,768.00   $            15,340.00  900  $            49,140.00   $            51,120.00   $            53,100.00  825  $            45,045.00   $            46,860.00   $            48,675.00  1100  $            60,060.00   $            62,480.00   $            64,900.00  550  $            30,030.00   $            31,240.00   $            32,450.00 
2.17 m  $             54.60   $             56.80   $                              59.00  130  $              7,098.00   $              7,384.00   $              7,670.00  335  $            18,291.00   $            19,028.00   $            19,765.00  0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐   
2.18 Item  $      21,636.00   $      35,764.94   $                       49,893.88  0.1  $              2,163.60   $              3,576.49   $              4,989.39  1  $            21,636.00   $            35,764.94   $            49,893.88  1  $            21,636.00   $            35,764.94   $            49,893.88  1  $            21,636.00   $            35,764.94   $            49,893.88  1  $            21,636.00   $            35,764.94   $            49,893.88 

2.19 m³  $           117.99   $           234.00   $                            350.00  0  $                         ‐     $                         ‐     $                         ‐    100  $            11,799.00   $            23,399.50   $            35,000.00  100  $            11,799.00   $            23,399.50   $            35,000.00  100  $            11,799.00   $            23,399.50   $            35,000.00  100  $            11,799.00   $            23,399.50   $            35,000.00 

2.2 m  $             79.37   $           102.76   $                            126.15  0  $                         ‐     $                         ‐     $                         ‐    650  $            51,590.50   $            66,795.25   $            82,000.00  380  $            30,160.60   $            39,049.53   $            47,938.46  0  $                         ‐     $                         ‐     $                         ‐    260  $            20,636.20   $            26,718.10   $            32,800.00 

2.21 m  $           295.91   $           355.92   $                            415.92  0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐    200  $            59,182.61   $            71,183.57   $            83,184.54  200  $            59,182.61   $            71,183.57   $            83,184.54  0  $                         ‐     $                         ‐     $                         ‐   

2.22 Item  $        2,921.00   $        6,460.50   $                       10,000.00  1  $              2,921.00   $              6,460.50   $            10,000.00  1  $              2,921.00   $              6,460.50   $            10,000.00  1  $              2,921.00   $              6,460.50   $            10,000.00  1  $              2,921.00   $              6,460.50   $            10,000.00  1  $              2,921.00   $              6,460.50   $            10,000.00 

~  $          321,255.99   $          387,622.74   $          453,989.50   $          970,458.60   $       1,300,174.00   $       1,629,889.41   $          792,942.28   $       1,135,940.45   $       1,478,938.61   $          869,582.78   $       1,227,822.49   $       1,586,062.20   $          580,125.66   $          854,593.23   $       1,129,060.80 
3.00

3.01 m  $           265.00   $           267.85   $                            270.70  60  $            15,900.00   $            16,071.00   $            16,242.00  450  $          119,250.00   $          120,532.50   $          121,815.00  350  $            92,750.00   $            93,747.50   $            94,745.00  575  $          152,375.00   $          154,013.75   $          155,652.50  275  $            72,875.00   $            73,658.75   $            74,442.50 

3.02 Item  $        1,324.15   $        1,516.08   $                         1,708.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              1,324.15   $              1,516.08   $              1,708.00  1  $              1,324.15   $              1,516.08   $              1,708.00  1  $              1,324.15   $              1,516.08   $              1,708.00  1  $              1,324.15   $              1,516.08   $              1,708.00 

3.03 Item  $        3,477.40   $        3,813.20   $                         4,149.00  4  $            13,909.60   $            15,252.80   $            16,596.00  10  $            34,774.00   $            38,132.00   $            41,490.00  10  $            34,774.00   $            38,132.00   $            41,490.00  10  $            34,774.00   $            38,132.00   $            41,490.00  6  $            20,864.40   $            22,879.20   $            24,894.00 

3.05 Item  $      36,319.55   $      37,850.78   $                       39,382.00  0  $                         ‐     $                         ‐     $                         ‐    1  $            36,319.55   $            37,850.78   $            39,382.00  1  $            36,319.55   $            37,850.78   $            39,382.00  1  $            36,319.55   $            37,850.78   $            39,382.00  1  $            36,319.55   $            37,850.78   $            39,382.00 

3.06 Item  $        5,620.00   $        5,910.00   $                         6,200.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              5,620.00   $              5,910.00   $              6,200.00  1  $              5,620.00   $              5,910.00   $              6,200.00  1  $              5,620.00   $              5,910.00   $              6,200.00  1  $              5,620.00   $              5,910.00   $              6,200.00 

~  $            29,809.60   $            31,323.80   $            32,838.00   $          197,287.70   $          203,941.35   $          210,595.00   $          170,787.70   $          177,156.35   $          183,525.00   $          230,412.70   $          237,422.60   $          244,432.50   $          137,003.10   $          141,814.80   $          146,626.50 

ITEM DESCRIPTION UNIT   LOW   MID   HIGH 

Construct concrete centre median

TOTAL OF SECTION 3.00 CARRIED TO SUMMARY:‐

Supply and construct drainage structures: Gross Pollutant Trap - ROCLA 
CleansAll 600 or similar approved product (tenderer to qualify)

Construct concrete hardstand to service GPT generally to details of FNQROC 
Dwg 1015 for commercial crossings.

Construct drainage structure: Stormwater culvert headwall to suit 450 DN RCP 
pipe including rock protection

Supply and construct drainage structures: On-Grade KIP, Small

STORMWATER DRAINAGE

Supply, excavate, sandbed, lay, joint, hunch and backfill stormwater drainage 
pipes: 450 DN RCP IJ Class 4 

STAGE 3

AMOUNT (EXC. GST)

STAGE 4

AMOUNT (EXC. GST)

 QUANTITY   QUANTITY 

STAGE 1

AMOUNT (EXC. GST)

STAGE 2

AMOUNT (EXC. GST)

 QUANTITY   QUANTITY 

RATE AMOUNT (EXC. GST)

Excavation in rock. Rock shall be defined as material which cannot be broken or 
removed by a 20 Tonne excavator fitted with a single ripping tyne. (IF ORDERED)

Construct buffer mound including supply and installation of 1.8m high noise 
attenuation fence in accordance with MRTW15. Includes supply, plant and 
maintenance of landscaping as per contact requirements.

Temporary site access including maintenance and provision for making good upon 
completion of works.

DRAPER ROAD‐DEMPSEY STREET ROUNDABOUT

TOTAL OF SECTION 2.00 CARRIED TO SUMMARY:‐

Supply and installation of 1.8m high timber pailing fence. Proposed fencing and 
footings to be approved by Superintendent prior to installation

Saw cut existing pavement and transition of new works to existing
Final trim to road reserve.

Construct subsoil drains under kerb and channel including flushing points and 
outlets as per FNQROC S1095

Construct mountable kerb and channel.

Grassing of verges and lots to contract requirements

Construct 2m wide footpath as per FNQROC Dwg S1035 including conduits for roof 
drainage, water connections and kerb ramps

Construct maintenance strip kerb

Preparation and implementation of Quality Plan
Programming and progress control

Project Signs and Public Notification

PRELIMINARIES AND GENERAL ITEMS

Supply, prime, spread and compact Asphaltic Concrete ‐ 30mm. (50mm at 
intersections and Cul‐de‐sacs)

CBR testing of subgrade material and provide results to Superintendent

Subgrade replacement. 200mm Select Fill, CBR ≥ 15 (IF ORDERED)
Supply, Spread, Compact and Trim

Compliance with Obligations of the Contract in relation to The Building and 
Construction Industry (Portable Long Service Leave) Act including payment of all 
levies pursuant to the Act.
Compliance with operational works approval conditions
Preparation of Traffic Management Plan
Provision for traffic control as required
Defects Liability Period Maintenance Allowance.
Allowance for interest charges relating to delays in return of final payment due to
Insurances in accordance with contract requirements

Demobilisation
Establishment Costs
Environmental Management - Preparation of Environmental Management 
Plan (Construction)
Environmental Management ‐ Implementation and monitoring of EMP 
(Construction)
Allowance for location and protection of all existing services. Issue service location 
information to Superintendent prior to works commencement

Compliance with obligations of Principal Contractor pursuant to Workplace Health 
and Safety Act including payment of prescribed fee

Job Number
Date

Q194029
24/03/2020

Client
Project Name
Description Stages 1 ‐ 4 and Draper Road‐Dempsey Street Roundabout

Draper Road, Gordonvale
Mr Ross Straguszi

Base. 150mm Type 2, Subtype 2.1, CBR ≥ 80.

Full Allowance for set‐out and As‐Constructed drawings as required under the 
Contract.

TOTAL OF SECTION 1.00 CARRIED TO SUMMARY:‐

Earthworks cut to fill and compact including benching of slopes and batters
Level 1 supervision and certification of earthworks

Trim, Shape and compact subgrade.

Sub‐Base. 150mm Type 2, Subtype 2.2, CBR ≥ 60.

EARTHWORKS AND ROADWORKS
Site clearance including vegetation as specified
Strip topsoil and vegetal matter from road reserve, areas with earthworks, stockpile 
and respread as required. (assume 0.15m thick)

Mobilisation

Supply and Install Street Name Signage to FNQROC requirements.

 QUANTITY 



 LOW   MID   HIGH   LOW   MID   HIGH   LOW   MID   HIGH   LOW   MID   HIGH   LOW   MID   HIGH 

 $          416,836.02   $          519,737.90   $          773,913.68   $       1,702,380.91   $       2,399,509.38   $       3,094,637.85   $       1,507,744.19   $       2,460,939.00   $       3,412,133.80   $       1,740,424.69   $       2,892,496.67   $       4,042,568.65   $       1,227,667.77   $       2,073,403.46   $       2,917,139.16 
ITEM DESCRIPTION UNIT   LOW   MID   HIGH 

STAGE 3

AMOUNT (EXC. GST)

STAGE 4

AMOUNT (EXC. GST)

 QUANTITY   QUANTITY 

STAGE 1

AMOUNT (EXC. GST)

STAGE 2

AMOUNT (EXC. GST)

 QUANTITY   QUANTITY 

RATE AMOUNT (EXC. GST)

DRAPER ROAD‐DEMPSEY STREET ROUNDABOUT

 QUANTITY 

4.00

4.01 m  $             48.00   $             55.00   $                              62.00  0  $                         ‐     $                         ‐     $                         ‐    0  $                         ‐     $                         ‐     $                         ‐    300  $            14,400.00   $            16,500.00   $            18,600.00  300  $            14,400.00   $            16,500.00   $            18,600.00  80  $              3,840.00   $              4,400.00   $              4,960.00 

4.02 m  $             63.80   $             80.18   $                              96.55  50  $              3,190.00   $              4,008.75   $              4,827.50  920  $            58,696.00   $            73,761.00   $            88,826.00  560  $            35,728.00   $            44,898.00   $            54,068.00  850  $            54,230.00   $            68,148.75   $            82,067.50  475  $            30,305.00   $            38,083.13   $            45,861.25 

4.03 Item  $           585.00   $           704.00   $                            823.00  1  $                 585.00   $                 704.00   $                 823.00  15  $              8,775.00   $            10,560.00   $            12,345.00  8  $              4,680.00   $              5,632.00   $              6,584.00  10  $              5,850.00   $              7,040.00   $              8,230.00  5  $              2,925.00   $              3,520.00   $              4,115.00 

4.04 Item  $           730.50   $           820.25   $                            910.00  1  $                 730.50   $                 820.25   $                 910.00  5  $              3,652.50   $              4,101.25   $              4,550.00  3  $              2,191.50   $              2,460.75   $              2,730.00  5  $              3,652.50   $              4,101.25   $              4,550.00  3  $              2,191.50   $              2,460.75   $              2,730.00 

4.05 Item  $        1,250.00   $        1,875.00   $                         2,500.00  1  $              1,250.00   $              1,875.00   $              2,500.00  1  $              1,250.00   $              1,875.00   $              2,500.00  1  $              1,250.00   $              1,875.00   $              2,500.00  1  $              1,250.00   $              1,875.00   $              2,500.00  1  $              1,250.00   $              1,875.00   $              2,500.00 

4.06 Item  $           500.00   $           722.50   $                            945.00  0  $                         ‐     $                         ‐     $                         ‐    6  $              3,000.00   $              4,335.00   $              5,670.00  25  $            12,500.00   $            18,062.50   $            23,625.00  35  $            17,500.00   $            25,287.50   $            33,075.00  23  $            11,500.00   $            16,617.50   $            21,735.00 
4.07 Item  $        1,260.00   $        1,630.00   $                         2,000.00  1  $              1,260.00   $              1,630.00   $              2,000.00  1  $              1,260.00   $              1,630.00   $              2,000.00  1  $              1,260.00   $              1,630.00   $              2,000.00  1  $              1,260.00   $              1,630.00   $              2,000.00  1  $              1,260.00   $              1,630.00   $              2,000.00 
4.08 Item  $      18,979.00   $      23,723.75   $                       28,468.50  0.1  $              1,897.90   $              2,372.38   $              2,846.85  1  $            18,979.00   $            23,723.75   $            28,468.50  1  $            18,979.00   $            23,723.75   $            28,468.50  1  $            18,979.00   $            23,723.75   $            28,468.50  1  $            18,979.00   $            23,723.75   $            28,468.50 
~  $              8,913.40   $            11,410.38   $            13,907.35   $            95,612.50   $          119,986.00   $          144,359.50   $            90,988.50   $          114,782.00   $          138,575.50   $          117,121.50   $          148,306.25   $          179,491.00   $            72,250.50   $            92,310.13   $          112,369.75 

5.00

5.01 m  $           121.04   $           220.60   $                            320.15  0  $                         ‐     $                         ‐     $                         ‐    550  $            66,572.00   $          121,327.25   $          176,082.50  515  $            62,335.60   $          113,606.43   $          164,877.25  940  $          113,777.60   $          207,359.30   $          300,941.00  460  $            55,678.40   $          101,473.70   $          147,269.00 

5.02 Item  $        3,080.00   $        4,154.08   $                         5,228.17  0  $                         ‐     $                         ‐     $                         ‐    10  $            30,800.00   $            41,540.83   $            52,281.67  10  $            30,800.00   $            41,540.83   $            52,281.67  13  $            40,040.00   $            54,003.08   $            67,966.17  8  $            24,640.00   $            33,232.67   $            41,825.33 

5.03 Item  $           960.00   $      13,967.00   $                       26,974.00  0  $                         ‐     $                         ‐     $                         ‐    6  $              5,760.00   $            83,802.00   $          161,844.00  25  $            24,000.00   $          349,175.00   $          674,350.00  35  $            33,600.00   $          488,845.00   $          944,090.00  23  $            22,080.00   $          321,241.00   $          620,402.00 

5.04 Item  $        2,338.00   $        2,419.00   $                         2,500.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              2,338.00   $              2,419.00   $              2,500.00  1  $              2,338.00   $              2,419.00   $              2,500.00  1  $              2,338.00   $              2,419.00   $              2,500.00  1  $              2,338.00   $              2,419.00   $              2,500.00 
5.05 Item  $        4,116.00   $        5,316.50   $                         6,517.00  0  $                         ‐     $                         ‐     $                         ‐    1  $              4,116.00   $              5,316.50   $              6,517.00  1  $              4,116.00   $              5,316.50   $              6,517.00  1  $              4,116.00   $              5,316.50   $              6,517.00  1  $              4,116.00   $              5,316.50   $              6,517.00 
~  $                         ‐     $                         ‐     $                         ‐     $          109,586.00   $          254,405.58   $          399,225.17   $          123,589.60   $          512,057.76   $          900,525.92   $          193,871.60   $          757,942.88   $       1,322,014.17   $          108,852.40   $          463,682.87   $          818,513.33 

6.00

6.01 Item  $      71,428.11   $   186,987.94   $                     302,547.78  0.25  $            17,857.03   $            46,746.99   $            75,636.94  1  $            71,428.11   $          186,987.94   $          302,547.78  1  $            71,428.11   $          186,987.94   $          302,547.78  1  $            71,428.11   $          186,987.94   $          302,547.78  1  $            71,428.11   $          186,987.94   $          302,547.78 

~  $            17,857.03   $            46,746.99   $            75,636.94   $            71,428.11   $          186,987.94   $          302,547.78   $            71,428.11   $          186,987.94   $          302,547.78   $            71,428.11   $          186,987.94   $          302,547.78   $            71,428.11   $          186,987.94   $          302,547.78 
7.00

7.01 Item  $   185,000.00   $   210,000.00   $                     235,000.00  0  $                         ‐     $                         ‐     $                         ‐    1  $          185,000.00   $          210,000.00   $          235,000.00  1  $          185,000.00   $          210,000.00   $          235,000.00  1  $          185,000.00   $          210,000.00   $          235,000.00  1  $          185,000.00   $          210,000.00   $          235,000.00 

~  $                         ‐     $                         ‐     $          151,273.89   $          185,000.00   $          210,000.00   $          235,000.00   $          185,000.00   $          210,000.00   $          235,000.00   $          185,000.00   $          210,000.00   $          235,000.00   $          185,000.00   $          210,000.00   $          235,000.00 

Landscaping

TOTAL OF SECTION 6.00 CARRIED TO SUMMARY:‐
LANDSCAPING

TOTAL OF SECTION 7.00 CARRIED TO SUMMARY:‐

Sewer CCTV Footage
TOTAL OF SECTION 5.00 CARRIED TO SUMMARY:‐
CIVIL‐ELECTRICAL

Civil-Electrical

Construction of manholes complete

Supply and install allotment house drain connections including oblique 
junctions where applicable.

Testing of sewers and manholes

TOTAL OF SECTION 4.00 CARRIED TO SUMMARY:‐

WATER RETICULATION

GRAVITY SEWER RETICULATION

Excavation and backfilling, sand bedding and overlaying, supply, lay, joint, 
and test, 150mm dia. Class uPVC SN8 sewer pipe

Supply and install fittings (Bends, Tees, Reducers, End Caps)

Testing, Flushing and Disinfecting of water main as per FNQROC 
Specification

Supply and install house connection branches

Excavation and disposal of spoil, supply, bed, sand surround, backfill, flush, 
test, and sterilise, 63mm dia PE pressure mains Class PE100 PN16 to 
FNQROC standard including supply, installation and fittings

Excavation and disposal of spoil, supply, bed, sand surround, backfill, flush, 
test, and sterilise, 100mm dia PVC-U, O or M pressure mains Class PN16 to 
FNQROC standard including supply, installation, corrosion protection coating, 
thrust blocks of cast iron fittings (Tee's, bends, reducers, connectors, gibault 
joints, blank flanges etc)

Supply and install 100mm SV valves with corrosion protection coating, 
complete with chamber, surface box, margin blocks, and marker:

Spring 100mm dia mains hydrant installation complete including chamber, 
riser, gaskets, bolts, surface box, margin block and road marking

Connect to existing water main, by Council at Contractor's cost (provisional 
sum)
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Cairns Retirement/Aged Care Facilities Comparison 

Name Location Facilities Pricing  
Oak Tree Retirement Village 

 
White Rock • 77 independent villa style homes 

made up of 67 x mixed 2 bedroom 
& 2 bedroom + study and 10 x 3 
bedroom 

• Shared resident facilities include 
pool, 2 lane lawn bowls green, 
bbq/entertainment area, library, 
dance floor, billiards table, 
hairdressing salon 

• All villas have own carpark with 
visitor parking also available 

• Constructed in 2007 
• No onsite, attached, adjacent or 

co-located residential aged care 
facility 

• Operator does not provide home 
care services - residents can 
arrange their own home care 
services 

• Available to over 55s 
 
 
 
 
 

2 Bedroom Villa 
From $295,000 - 
$320,000 
Weekly fees $111.62 
 
3 Bedroom Villa 
From $350,000 - 
$360,000 
Weekly fees $119.62 
 
*Weekly fees include 
GSC & Maintenance 
Reserve Fund 
Contribution 
 
Other costs: 
Entry cost $700.00 

Heritage Gardens 
Retirement Village 

 
 
 
 
 
 

Earlville • 51 residences made up of 1 and 2 
bedroom villas and 1 and 2 
bedroom units 

• Mix of strata/freehold 
• Constructed in 1995 – recent 

refurbishments 
• 1 x Carpark/Carport per unit/villa 
• Shared facilities include BBQ area, 

billiards room, community centre, 
community kitchen, gymnasium, 
indoor bowls area, outdoor pool, 
library, beauty salon and residents 
lounge 

• Independent living village - no 
onsite, attached, adjacent or co-
located residential aged care 
facility 

• Available to over 55s 

1 Bedroom Unit 
From $170,000 
Weekly fees $ 
 
2 Bedroom Unit 
From $260,000 
Weekly fees $ 
 
2 Bedroom Villa 
From $290,000 
Weekly fees $ 
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Aveo the Parks – 
Retirement Village 

 

Earlville • 157 single story units comprising 
18 studios and 139 x 2 bedroom 
units 

• 151 carparks/carports – 6 units 
without 

• Constructed in 1997, multiple 
stages. Construction completed in 
2018 

• Shared facilities include BBQ area, 
billiards room, bowling green, 
community centre, community 
kitchen, gymnasium, indoor bowls 
area, outdoor pool, library, beauty 
salon, spa and residents lounge 

• No onsite, attached, adjacent or 
co-located residential aged care 
facility 

• Available to over 65s 

1 Bedroom Unit 
From $205,000 - 
$291,000 
Weekly fees $102.62 
1 Bedroom + 1 
Study Unit 
From $254,000 
Weekly fees $116.06 
 
2 Bedroom Unit 
From $302,000 - 
$405,000 
Weekly fees $115.89 
 
2 Bedroom Unit + 
Study 
From $421,000 
Weekly fees $130.27 
 

Coral Sea Gardens 
Retirement Village (Mercy 
Health) 

 

Westcourt • 139 units in the village, 
comprising 101 single story units, 
38 units in multi-story building 
with 4 levels. 50 x 1 bedroom, 77 
x 2 bedroom, 12 x 3 bedroom 

• Only villas have carparks (8), other 
units have general parking 

• Constructed in 2016 
• Shared facilities include BBQ area, 

billiards room, bowling green, 
community centre, community 
kitchen, communal laundry, 
gymnasium, indoor bowls area, 
outdoor pool, library, beauty 
salon, spa and café. 

• Optional services provided (at 
extra charges) include daily meals 
(lunch and dinner), cleaning of 
units (weekly) and laundry of bed 
linen and towels 

• The Operator is an Approved 
Provider of home care under the 
Aged Care Act 1997 (Registered 
Accredited Care Supplier – RACS 
ID number: 5064)  

• Fee-for-service assistance or 
subsidised packages through 
Mercy Health Home & Community 
Care, so residents can maintain 

1 Bedroom 
Serviced Apartment 
From $55,000 
Weekly fees $58.96 
 
1 Bedroom Villa 
From $145,000 - 
$215,000 
Weekly fees $81.96 
 
2 Bedroom 
Apartment 
From $359,000 - 
$407,000 
Weekly fees $115.72 
 
2 Bedroom 
Apartment + Study 
From $402,000 – 
428,000 
Weekly fees $116.42 
 
3 Bedroom Villa 
From $375,000 
Weekly fees $106.81 
 
3 Bedroom 
Apartment 
From $439,000 - 
$455,000 
Weekly fees $120.84 
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independence at home for as long 
as possible. 

• Residential Aged Care - Mercy 
Place Westcourt residential aged 
care home is situated next door to 
provide the assurance of access to 
high quality care as resident’s 
needs change. 

 

Regis Woodward 
Retirement Village 

 

Whitfield • Comprised of 62 single story, two 
bedroom units  

• All units have carparking either 
next to unit or separate to the 
unit 

• Construction completed in 1995 
• Facilities include BBQ area, 

billiards room, community centre, 
outdoor pool and library. Café, 
salon and chapel are available for 
use at the adjacent aged care 
facility  

• The Operator is an Approved 
Provider of home care under the 
Aged Care Act 1997 (Registered 
Accredited Care Supplier – RACS 
ID number: 5064)  

• The Regis Whitfield aged care 
home is located within the same 
site as Regis Woodward 
Retirement Village, providing 
ongoing care and support if care 
needs change at adjacent facility. 

2 Bedroom Units 
From $240,000 to 
$335,000 
Weekly fees $103.19 

Caravoncia Waters – Aged 
Care Facility 

Caravonica • 144 Bed Aged Care Facility 
• Recent construction 
• 24/7 care including all levels of 

respite and permanent care and 
allied health services. 

• All meals supplied, housekeeping 
and laundry facilities also 
supplied.  

• Activity areas, playground, hair 
and beauty service, BBQ area, 
onsite café and organised 
activities 

• The Operator is an Approved 
Provider of home care under the 
Aged Care Act 1997 (Registered 
Accredited Care Supplier – RACS 
ID number: 5064)  
 

Classic Room 
$400,000 
DAP $53.59 
 
Superior Room 
$400,000 
DAP $53.59 
 
Signature Room 
$550,000 
DAP $53.59 
 
Presidential Room 
$650,000 
DAP $53.59 
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Gordonvale Residential Subdivision  

&  

Retirement Living Proposal 
 

 



Gordonvale Retirement Village Feasibility - Version 2

Date of Feasibility: 9/06/2020

Revenue Stage 1 Stage 2
Gross Sales 26,320,000.00$        45,030,000.00$        71,350,000.00$        
Less GST on Sales
Net Revenue 71,350,000.00$     

Expenditure Stage 1 Stage 2

1,500,000.00$          2,300,000.00$          3,800,000.00$          
991,000.00$             1,800,000.00$          2,791,000.00$          
967,835.63$             511,521.66$             1,479,357.29$          

Commission 1,316,000.00$          2,251,500.00$          3,567,500.00$          
526,400.00$             900,600.00$             1,427,000.00$          

16,130,593.78$        17,050,722.07$        33,181,315.85$        
Contingency 806,529.69$             852,536.10$             1,659,065.79$          

53,000.00$               127,000.00$             180,000.00$             
22,291,359.10$     25,793,879.84$     48,085,238.93$     

Operating Profit before Interest 23,264,761.07$     
Interest & Borrowing Costs 539,817.95$             424,828.30$             964,646.25$             
Net Profit after Interest 22,300,114.82$     

Return on Cost before Interest 48.38%
Return on Cost after Interest (Interest Deemed as part of Cost) 45.46%

Land Holding Cost
Total Costs (before interest)

Item
Land and Acquisition 
Statutory Charges
Consultants

Marketing
Construction Cost

Gordonvale Retirement Village Feasibility - Kelly Development



Annexure A  (to accompany Project Feasibility)
Stage 1 Stage 2 TOTALS

Statutory Charges
Council Fees: Lodgement 25,000.00$                $              25,000.00 
Electricity Authority 150,000.00$             100,000.00$              $            250,000.00 
Headworks 816,000.00$             1,700,000.00$           $         2,516,000.00 
Sub-Total 991,000.00$          1,800,000.00$       2,791,000.00$       

Professional Fees
Consultants 6% | 3% 967,835.63$             511,521.66$              $         1,479,357.29 
Sub-Total 967,835.63$          511,521.66$          1,479,357.29$       

Sales & Marketing
ESTIMATED SALES INCOME
1 Bedroom 325,000.00$     4,550,000.00$          5,850,000.00$          10,400,000.00$        
2 Bedroom 395,000.00$     3,950,000.00$          9,480,000.00$          13,430,000.00$        
3 Bedroom 495,000.00$     17,820,000.00$        29,700,000.00$        47,520,000.00$        
Sub- Total 26,320,000.00$     45,030,000.00$     71,350,000.00$     

Net Sellable m² 14,316
$/m² 4,983.93$        
Total # Units 60 102 162

SALES EXPENSES
Commission 5% 1,316,000.00$          2,251,500.00$           $         3,567,500.00 
Marketing/Communications 2% 526,400.00$             900,600.00$              $         1,427,000.00 
Sub-Total 1,842,400.00$       3,152,100.00$       4,994,500.00$       

Construction Cost
Central Facilities 4,500,000.00$           $         4,500,000.00 
Furniture 300,000.00$              $            300,000.00 
Unit Block Construction Cost 9,085,593.78$          15,645,722.07$         $        24,731,315.85 
Carparking 500,000.00$              $            500,000.00 
Entry and Site Fencing 400,000.00$             70,000.00$                $            470,000.00 
Shed/Storeage Facilities 55,000.00$                $              55,000.00 
Landscaping 500,000.00$             600,000.00$              $         1,100,000.00 
Window Furnishings/Appliances ($2,500/unit) 150,000.00$             255,000.00$              $            405,000.00 
Assistive Technology 100,000.00$             200,000.00$              $            300,000.00 
Water Supply 40,000.00$               80,000.00$                $            120,000.00 
Site Services 500,000.00$             200,000.00$              $            700,000.00 
Sub-Total 16,130,593.78$     17,050,722.07$     33,181,315.85$     

Contingency 5% 806,529.69$          852,536.10$          1,659,065.79$       

Land Holding Cost
Council Rates 35,000.00$               70,000.00$                $            105,000.00 
Insurance 18,000.00$               57,000.00$                $              75,000.00 
Land Tax
Sub-Total 53,000.00$            127,000.00$          180,000.00$          

Finance Costs
Finance Costs and Interest (1 year) 5% 539,817.95$             424,828.30$              $            964,646.25 
Sub-Total 539,817.95$          424,828.30$          964,646.25$          
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Gordonvale Retirement Development Cashflow - Version 2

Jul-21 Aug-21 Sep-21 Oct-21 Nov-21 Dec-21 Jan-22 Feb-22 Mar-22 Apr-22 May-22 Jun-22 Jul-22 Aug-22 Sep-22 Oct-22 Nov-22 Dec-22 Jan-23 Feb-23 Mar-23 Apr-23 May-23 Jun-23 Jul-23
Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast

Sales - Stage 1 10,001,600 4,737,600 1,842,400 1,316,000 1,316,000 1,316,000 1,316,000 1,316,000 789,600
Sales - Stage 2
LESS Commission 5% (500,080) (236,880) (92,120) (65,800) (65,800) (65,800) (65,800) (65,800) (39,480)
TOTAL NET INCOME 9,501,520 4,500,720 1,750,280 1,250,200 1,250,200 1,250,200 1,250,200 1,250,200 750,120

EXPENSES
Construction - Stage 1 537,686           537,686           537,686           806,530           806,530           806,530           1,075,373        1,075,373        1,075,373        1,344,216        1,344,216        1,344,216        1,613,059        1,613,059        1,613,059        
Construction - Stage 2 568,357 568,357 568,357 710,447 710,447 710,447 852,536 852,536 852,536
Consultants 387,134 193,567 96,784 48,392 48,392 48,392 48,392 48,392 48,392 153,456 102,304 51,152 51,152 51,152 51,152 51,152
Contingency 5% 26,884 26,884 26,884 40,326 40,326 40,326 53,769 53,769 53,769 67,211 67,211 67,211 80,653 80,653 80,653 28,418 28,418 28,418 35,522 35,522 35,522 42,627 42,627 42,627
Statutory Charges (Council, Ergon etc) 150,000 841,000 100,000
Marketing 2% 200,032 94,752 36,848 26,320 26,320 26,320 26,320 26,320 15,792 15,792 15,792 15,792 171,114 63,042 45,030

TOTAL DEVELOPMENT EXPENSES 1,101,705 758,138 661,354 895,248 895,248 895,248 1,177,533 1,177,533 1,177,533 1,411,427 1,611,459 1,506,179 1,730,560 1,720,032 2,561,032 26,320 876,552 725,400 663,719 812,913 812,913 812,913 1,117,429 958,205 940,193

CONSTRUCTION LOAN 45,069,885$     
Opening Balance (1,101,705) (1,864,433) (2,533,556) (3,439,361) (4,348,939) (5,262,308) (6,461,767) (7,666,225) (8,875,701) (10,324,110) (11,978,586) (13,534,676) (15,321,630) (17,105,503) (19,737,808) (19,846,369) (11,394,094) (7,756,249) (6,792,006) (6,468,019) (6,142,683) (5,815,991) (5,787,453) (5,594,572)

(LESS) Drawdown for expenses (1,101,705) (758,138) (661,354) (895,248) (895,248) (895,248) (1,177,533) (1,177,533) (1,177,533) (1,411,427) (1,611,459) (1,506,179) (1,730,560) (1,720,032) (2,561,032) (26,320) (876,552) (725,400) (663,719) (812,913) (812,913) (812,913) (1,117,429) (958,205) (940,193)
(LESS) Interest 5% (4,590) (7,768) (10,556) (14,331) (18,121) (21,926) (26,924) (31,943) (36,982) (43,017) (49,911) (56,394) (63,840) (71,273) (82,241) (82,693) (47,475) (32,318) (28,300) (26,950) (25,595) (24,233) (24,114) (23,311)
(LESS) Operating Working Capital (90,000) (90,000) (90,000) (85,000) (85,000) (85,000) (80,000) (75,000) (70,000)
(ADD) Loan repayment at settlement 9,501,520 4,500,720 1,750,280 1,250,200 1,250,200 1,250,200 1,250,200 1,250,200 750,120

Closing Balance (1,101,705) (1,864,433) (2,533,556) (3,439,361) (4,348,939) (5,262,308) (6,461,767) (7,666,225) (8,875,701) (10,324,110) (11,978,586) (13,534,676) (15,321,630) (17,105,503) (19,737,808) (19,846,369) (11,394,094) (7,756,249) (6,792,006) (6,468,019) (6,142,683) (5,815,991) (5,787,453) (5,594,572) (5,877,956)

DEVELOPMENT CASHFLOW (1,101,705) (1,864,433) (2,533,556) (3,439,361) (4,348,939) (5,262,308) (6,461,767) (7,666,225) (8,875,701) (10,324,110) (11,978,586) (13,534,676) (15,321,630) (17,105,503) (19,737,808) (19,846,369) (11,394,094) (7,756,249) (6,792,006) (6,468,019) (6,142,683) (5,815,991) (5,787,453) (5,594,572) (5,877,956)

Income
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Aug-23 Sep-23 Oct-23 Nov-23 Dec-23 Jan-24 Feb-24 Mar-24 Apr-24 May-24 Jun-24 Jul-24 Aug-24 Sep-24 Oct-24 Nov-24 Dec-24 Jan-25 Feb-25 Mar-25 Apr-25 May-25 Jun-25 Jul-25 Aug-25 Sep-25 Oct-25
Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast Forecast

789,600 789,600 789,600 $26,320,000
8,555,700 3,152,100 2,251,500 2,251,500 1,576,050 1,576,050 1,125,750 8,555,700 2,476,650 1,125,750 1,125,750 1,125,750 1,125,750 1,125,750 1,125,750 1,125,750 675,450 675,450 675,450 675,450 675,450 675,450 675,450 675,450 $44,804,850

(39,480) (39,480) (39,480) (427,785) (157,605) (112,575) (112,575) (78,803) (78,803) (56,288) (427,785) (123,833) (56,288) (56,288) (56,288) (56,288) (56,288) (56,288) (56,288) (33,773) (33,773) (33,773) (33,773) (33,773) (33,773) (33,773) (33,773) -$3,556,243
750,120 750,120 750,120 8,127,915 2,994,495 2,138,925 2,138,925 1,497,248 1,497,248 1,069,463 8,127,915 2,352,818 1,069,463 1,069,463 1,069,463 1,069,463 1,069,463 1,069,463 1,069,463 641,678 641,678 641,678 641,678 641,678 641,678 641,678 641,678 $67,568,608

-$16,130,594
994,625 994,625 994,625 1,136,715 1,136,715 1,136,715 1,420,894 1,420,894 1,420,894 -$17,050,722

-$1,479,357
49,731 49,731 49,731 56,836 56,836 56,836 71,045 71,045 71,045 -$1,659,066

1,700,000 -$2,791,000
45,030 31,521 31,521 22,515 171,114 49,533 22,515 22,515 22,515 22,515 22,515 22,515 22,515 13,509 13,509 13,509 13,509 13,509 13,509 13,509 13,509 -$1,422,497

1,089,387 1,075,878 1,075,878 1,216,066 1,364,665 1,243,084 1,514,453 1,514,453 3,214,453 22,515 22,515 22,515 22,515 13,509 13,509 13,509 13,509 13,509 13,509 13,509 13,509 0 0 0 0 0 0 $40,533,236

(5,877,956) (6,306,714) (6,723,750) (7,137,523) (315,413) 1,258,103 2,098,944 2,673,416 2,611,210 854,005 1,865,952 9,936,352 12,236,655 13,253,602 14,279,556 15,310,509 16,346,463 17,382,416 18,423,370 19,469,323 20,092,492 20,722,660 21,379,338 22,051,015 22,732,693 23,424,370 24,126,048
(1,089,387) (1,075,878) (1,075,878) (1,216,066) (1,364,665) (1,243,084) (1,514,453) (1,514,453) (3,214,453) (22,515) (22,515) (22,515) (22,515) (13,509) (13,509) (13,509) (13,509) (13,509) (13,509) (13,509) (13,509) 0 0 0 0 0 0 -$40,533,236

(24,491) (26,278) (28,016) (29,740) (1,314) -$964,646
(65,000) (65,000) (60,000) (60,000) (55,000) (55,000) (50,000) (45,000) (40,000) (35,000) (35,000) (30,000) (30,000) (30,000) (25,000) (20,000) (20,000) (15,000) (10,000) (5,000) 2,000 15,000 30,000 40,000 50,000 60,000 80,000 -$1,223,000
750,120 750,120 750,120 8,127,915 2,994,495 2,138,925 2,138,925 1,497,248 1,497,248 1,069,463 8,127,915 2,352,818 1,069,463 1,069,463 1,069,463 1,069,463 1,069,463 1,069,463 1,069,463 641,678 641,678 641,678 641,678 641,678 641,678 641,678 641,678 $67,568,608

(6,306,714) (6,723,750) (7,137,523) (315,413) 1,258,103 2,098,944 2,673,416 2,611,210 854,005 1,865,952 9,936,352 12,236,655 13,253,602 14,279,556 15,310,509 16,346,463 17,382,416 18,423,370 19,469,323 20,092,492 20,722,660 21,379,338 22,051,015 22,732,693 23,424,370 24,126,048 24,847,725

(6,306,714) (6,723,750) (7,137,523) (315,413) 1,258,103 2,098,944 2,673,416 2,611,210 854,005 1,865,952 9,936,352 12,236,655 13,253,602 14,279,556 15,310,509 16,346,463 17,382,416 18,423,370 19,469,323 20,092,492 20,722,660 21,379,338 22,051,015 22,732,693 23,424,370 24,126,048 24,847,725 $24,847,725

 FORECAST AT 
COMPLETION 

Gordonvale Retirement Village Feasibility - Kelly Development



Gordonvale Retirement Sales Schedule - Version 2

Unit Sales - Stage 1 Nov-22 Dec-22 Jan-23 Feb-23 Mar-23 Apr-23 May-23 Jun-23 Jul-23 Aug-23 Sep-23 Oct-23 TOTALS
100% 38% 18% 7% 5% 5% 5% 5% 5% 3% 3% 3% 3% 100%

Total Unit Sales 10,001,600.00$ 4,737,600.00$  1,842,400.00$  1,316,000.00$  1,316,000.00$  1,316,000.00$  1,316,000.00$  1,316,000.00$  789,600.00$     789,600.00$     789,600.00$     789,600.00$      $26,320,000.00 

Unit Sales - Stage 2 Nov-23 Dec-23 Jan-24 Feb-24 Mar-24 Apr-24 May-24 Jun-24 Jul-24 Aug-24 Sep-24 Oct-24 TOTALS
100% 19% 7.0% 5% 5% 3.5% 3.5% 2.5% 19% 5.5% 2.5% 2.5% 2.5% 78%

Total Unit Sales 8,555,700.00$    3,152,100.00$  2,251,500.00$  2,251,500.00$  1,576,050.00$  1,576,050.00$  1,125,750.00$  8,555,700.00$  2,476,650.00$  1,125,750.00$  1,125,750.00$  1,125,750.00$   $34,898,250.00 

Unit Sales - Stage 2 Nov-24 Dec-24 Jan-25 Feb-25 Mar-25 Apr-25 May-25 Jun-25 Jul-25 Aug-25 Sep-25 Oct-25 TOTALS
100% 3% 3% 3% 3% 2% 2% 2% 2% 2% 2% 2% 2% 22%

Total Unit Sales 1,125,750.00$    1,125,750.00$  1,125,750.00$  1,125,750.00$  675,450.00$     675,450.00$     675,450.00$     675,450.00$     675,450.00$     675,450.00$     675,450.00$     675,450.00$      $  9,906,600.00 
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Gordonvale Retirement Unit Mix & Pricing Analysis - Version 2

Unit No Unit 
Type

Total 
Sellable m2 $/ M2 Price 1B1B 2B2B 3B2B

S1-6A A 100.0 $4,950 $495,000 x
S1-6A A 100.0 $4,950 $495,000 x
S1-6A B 60.0 $5,417 $325,000 x
S1-6A B 60.0 $5,417 $325,000 x
S1-6A C 103.0 $4,806 $495,000 x
S1-6A C 103.0 $4,806 $495,000 x
S1-6B A 100.0 $4,950 $495,000 x
S1-6B A 100.0 $4,950 $495,000 x
S1-6B B 60.0 $5,417 $325,000 x
S1-6B B 60.0 $5,417 $325,000 x
S1-6B C 103.0 $4,806 $495,000 x
S1-6B C 103.0 $4,806 $495,000 x
S1-8A A 100.0 $4,950 $495,000 x
S1-8A A 100.0 $4,950 $495,000 x
S1-8A D 78.0 $5,064 $395,000 x
S1-8A D 78.0 $5,064 $395,000 x
S1-8A B 60.0 $5,417 $325,000 x
S1-8A B 60.0 $5,417 $325,000 x
S1-8A C 103.0 $4,806 $495,000 x
S1-8A C 103.0 $4,806 $495,000 x
S1-8B A 100.0 $4,950 $495,000 x
S1-8B A 100.0 $4,950 $495,000 x
S1-8B D 78.0 $5,064 $395,000 x
S1-8B D 78.0 $5,064 $395,000 x
S1-8B B 60.0 $5,417 $325,000 x
S1-8B B 60.0 $5,417 $325,000 x
S1-8B C 103.0 $4,806 $495,000 x
S1-8B C 103.0 $4,806 $495,000 x
S1-8C A 100.0 $4,950 $495,000 x
S1-8C A 100.0 $4,950 $495,000 x
S1-8C D 78.0 $5,064 $395,000 x
S1-8C D 78.0 $5,064 $395,000 x
S1-8C B 60.0 $5,417 $325,000 x
S1-8C B 60.0 $5,417 $325,000 x
S1-8C C 103.0 $4,806 $495,000 x
S1-8C C 103.0 $4,806 $495,000 x
S1-12A A 100.0 $4,950 $495,000 x
S1-12A A 100.0 $4,950 $495,000 x
S1-12A A 100.0 $4,950 $495,000 x
S1-12A A 100.0 $4,950 $495,000 x
S1-12A D 78.0 $5,064 $395,000 x
S1-12A D 78.0 $5,064 $395,000 x
S1-12A B 60.0 $5,417 $325,000 x
S1-12A B 60.0 $5,417 $325,000 x
S1-12A C 103.0 $4,806 $495,000 x
S1-12A C 103.0 $4,806 $495,000 x
S1-12A C 103.0 $4,806 $495,000 x
S1-12A C 103.0 $4,806 $495,000 x
S1-12B A 100.0 $4,950 $495,000 x
S1-12B A 100.0 $4,950 $495,000 x
S1-12B A 100.0 $4,950 $495,000 x
S1-12B A 100.0 $4,950 $495,000 x
S1-12B D 78.0 $5,064 $395,000 x
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S1-12B D 78.0 $5,064 $395,000 x
S1-12B B 60.0 $5,417 $325,000 x
S1-12B B 60.0 $5,417 $325,000 x
S1-12B C 103.0 $4,806 $495,000 x
S1-12B C 103.0 $4,806 $495,000 x
S1-12B C 103.0 $4,806 $495,000 x
S1-12B C 103.0 $4,806 $495,000 x

STAGE 1 TOTALS 5274.0 $302,079 $26,320,000 14 10 36

S2-10A A 100.0 $4,950 $495,000 x
S2-10A A 100.0 $4,950 $495,000 x
S2-10A B 60.0 $5,417 $325,000 x
S2-10A B 60.0 $5,417 $325,000 x
S2-10A D 78.0 $5,064 $395,000 x
S2-10A D 78.0 $5,064 $395,000 x
S2-10A D 78.0 $5,064 $395,000 x
S2-10A D 78.0 $5,064 $395,000 x
S2-10A C 103.0 $4,806 $495,000 x
S2-10A C 103.0 $4,806 $495,000 x
S2-12A A 100.0 $4,950 $495,000 x
S2-12A A 100.0 $4,950 $495,000 x
S2-12A A 100.0 $4,950 $495,000 x
S2-12A A 100.0 $4,950 $495,000 x
S2-12A D 78.0 $5,064 $395,000 x
S2-12A D 78.0 $5,064 $395,000 x
S2-12A B 60.0 $5,417 $325,000 x
S2-12A B 60.0 $5,417 $325,000 x
S2-12A C 103.0 $4,806 $495,000 x
S2-12A C 103.0 $4,806 $495,000 x
S2-12A C 103.0 $4,806 $495,000 x
S2-12A C 103.0 $4,806 $495,000 x
S2-12B A 100.0 $4,950 $495,000 x
S2-12B A 100.0 $4,950 $495,000 x
S2-12B A 100.0 $4,950 $495,000 x
S2-12B A 100.0 $4,950 $495,000 x
S2-12B D 78.0 $5,064 $395,000 x
S2-12B D 78.0 $5,064 $395,000 x
S2-12B B 60.0 $5,417 $325,000 x
S2-12B B 60.0 $5,417 $325,000 x
S2-12B C 103.0 $4,806 $495,000 x
S2-12B C 103.0 $4,806 $495,000 x
S2-12B C 103.0 $4,806 $495,000 x
S2-12B C 103.0 $4,806 $495,000 x
S2-12C A 100.0 $4,950 $495,000 x
S2-12C A 100.0 $4,950 $495,000 x
S2-12C A 100.0 $4,950 $495,000 x
S2-12C A 100.0 $4,950 $495,000 x
S2-12C D 78.0 $5,064 $395,000 x
S2-12C D 78.0 $5,064 $395,000 x
S2-12C B 60.0 $5,417 $325,000 x
S2-12C B 60.0 $5,417 $325,000 x
S2-12C C 103.0 $4,806 $495,000 x
S2-12C C 103.0 $4,806 $495,000 x
S2-12C C 103.0 $4,806 $495,000 x
S2-12C C 103.0 $4,806 $495,000 x
S3-10A A 100.0 $4,950 $495,000 x
S3-10A A 100.0 $4,950 $495,000 x
S3-10A B 60.0 $5,417 $325,000 x
S3-10A B 60.0 $5,417 $325,000 x
S3-10A D 78.0 $5,064 $395,000 x
S3-10A D 78.0 $5,064 $395,000 x
S3-10A D 78.0 $5,064 $395,000 x
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S3-10A D 78.0 $5,064 $395,000 x
S3-10A C 103.0 $4,806 $495,000 x
S3-10A C 103.0 $4,806 $495,000 x
S3-10B A 100.0 $4,950 $495,000 x
S3-10B A 100.0 $4,950 $495,000 x
S3-10B B 60.0 $5,417 $325,000 x
S3-10B B 60.0 $5,417 $325,000 x
S3-10B D 78.0 $5,064 $395,000 x
S3-10B D 78.0 $5,064 $395,000 x
S3-10B D 78.0 $5,064 $395,000 x
S3-10B D 78.0 $5,064 $395,000 x
S3-10B C 103.0 $4,806 $495,000 x
S3-10B C 103.0 $4,806 $495,000 x
S3-12A A 100.0 $4,950 $495,000 x
S3-12A A 100.0 $4,950 $495,000 x
S3-12A A 100.0 $4,950 $495,000 x
S3-12A A 100.0 $4,950 $495,000 x
S3-12A D 78.0 $5,064 $395,000 x
S3-12A D 78.0 $5,064 $395,000 x
S3-12A B 60.0 $5,417 $325,000 x
S3-12A B 60.0 $5,417 $325,000 x
S3-12A C 103.0 $4,806 $495,000 x
S3-12A C 103.0 $4,806 $495,000 x
S3-12A C 103.0 $4,806 $495,000 x
S3-12A C 103.0 $4,806 $495,000 x
S3-12B A 100.0 $4,950 $495,000 x
S3-12B A 100.0 $4,950 $495,000 x
S3-12B A 100.0 $4,950 $495,000 x
S3-12B A 100.0 $4,950 $495,000 x
S3-12B D 78.0 $5,064 $395,000 x
S3-12B D 78.0 $5,064 $395,000 x
S3-12B B 60.0 $5,417 $325,000 x
S3-12B B 60.0 $5,417 $325,000 x
S3-12B C 103.0 $4,806 $495,000 x
S3-12B C 103.0 $4,806 $495,000 x
S3-12B C 103.0 $4,806 $495,000 x
S3-12B C 103.0 $4,806 $495,000 x
S3-12C A 100.0 $4,950 $495,000 x
S3-12C A 100.0 $4,950 $495,000 x
S3-12C A 100.0 $4,950 $495,000 x
S3-12C A 100.0 $4,950 $495,000 x
S3-12C D 78.0 $5,064 $395,000 x
S3-12C D 78.0 $5,064 $395,000 x
S3-12C B 60.0 $5,417 $325,000 x
S3-12C B 60.0 $5,417 $325,000 x
S3-12C C 103.0 $4,806 $495,000 x
S3-12C C 103.0 $4,806 $495,000 x
S3-12C C 103.0 $4,806 $495,000 x
S3-12C C 103.0 $4,806 $495,000 x

STAGE 2 TOTALS 9042 $511,713 $45,030,000 18 24 60

14316 $813,792 $71,350,000 32 34 96
$4,983.93 sqm/sale
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# Units # 1B # 2B # 3B
Stage 1 60 14 10 36
Stage 2 102 18 24 60
TOTALS 162 32 34 96

Gordonvale Retirement Development
Feasibility - Kelly Development



Construction Costs Model $/m² 
GORDONVALE RETIREMENT

Price/m² = 1,387$  
Sprinklers/unit  = 3,000$  
Builder's Margin = 7%

Item m² # Total m² Block Size # $ Total
3BR 100 4 400 12 2 1,771,137$         3,542,274$         
3BR 103 4 412 10 0 1,331,783$         -$                   
2BR 78 2 156 8 3 1,092,905$         3,278,716$         
1BR 60 2 120 6 2 835,109$            1,670,219$         

Circulation 15% 163 Margin 594,385$            
Total m² 1251 9,085,594$      
Block $ 1,735,137$      12 6 1,771,137$         10,626,822$       
Sprinklers 12 36,000$           10 3 1,331,783$         3,995,348$         

1,771,137$   8 0 1,092,905$         -$                   
Item m² # Total m² 6 0 835,109$            -$                   
3BR 100 2 200 Margin 1,023,552$         
3BR 103 2 206 15,645,722$    
2BR 78 4 312
1BR 60 2 120

Circulation 12% 101
Total m² 939
Block $ 1,301,783$   
Sprinklers 10 30,000$           

1,331,783$   
Item m² # Total m²
3BR 100 2 200
3BR 103 2 206
2BR 78 2 156
1BR 60 2 120

Circulation 13% 89
Total m² 771
Block $ 1,068,905$   
Sprinklers 8 24,000$           

1,092,905$   
Item m² # Total m²
3BR 100 2 200
3BR 103 2 206
2BR 78 0 0
1BR 60 2 120

Circulation 12% 63
Total m² 589
Block $ 817,109$      
Sprinklers 6 18,000$           

835,109$      
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