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South East Queensland (North) regional office
Level 4, Foundation Place 3 South Sea Islander Way, Maroochydore
PO Box 1129, Maroochydore  QLD  4558

SARA reference: 2506-46841 SRA
Applicant reference: 100497

25 August 2025

The Honourable Jarrod Bleijie MP
Deputy Premier 
Minister for State Development, Infrastructure and Planning 
Minister for Industrial Relations
deputy.premier@miniterial.qld.gov.au

Attention: Mr Phil Joyce, Executive Director, IA Division, Planning Group

Dear Deputy Premier

SARA Referral Agency Response —1807 Roys Road, 
Coochin Creek (Coochin Creek Tourist Park)

This correspondence represents a Referral Agency Response from the State Assessment and Referral 
Agency (SARA) following your decision to call in the application for the Coochin Creek Tourist Park and 
recommence your assessment at the start of the confirmation period. 

The development application subject to this response was confirmed as properly referred to SARA on 
7 July 2025.

As outlined in the Development Details section of this correspondence, the application was trigged for 
referral to SARA for consideration against three referral triggers being:

 State transport infrastructure ‘threshold’ trigger

 South-East Queensland (SEQ) Regional Plan Regional Landscape and Rural Production Area 
(RLRPA) trigger

 SEQ Regional Plan Northern Inter-Urban Break (NIUB) trigger.

SARA response to State transport infrastructure ‘threshold’ trigger

SARA assessed the application against State code 6: Protection of state transport networks (State code 
6) of the State Development Assessment Provisions (SDAP) in response to this trigger. 

The development application proposes to reinstate the right-turn movement from south to east from Roys 
Road onto Bells Creek Arterial Road. The Department of Transport and Main Roads (DTMR) has 
protected planning over the Bells Creek Arterial Road, which forms part of the future north-south intra-
regional motorway connecting the Sunshine Motorway, through the new Mooloolah River Interchange, 



2506-46841 SRA

State Assessment and Referral Agency Page 2 of 5

onto the future Kawana Motorway, to Kawana Way Link Road to the Bruce Highway. Bells Creek Arterial 
Road will eventually be upgraded to a motorway standard. 

DTMR previously removed the right turn out of Roys Road to limit intersections to spacing consistent with 
motorway standard. Reinstating the right turn out will compromise the planned upgrade of Bells Creek 
Arterial Road and impact the safety and efficiency of the state controlled road. The proposed 
arrangement providing for a right turn out is considered unsafe for slow moving cars towing caravans 
traversing four lanes in a high-speed environment.

Given the above issues, the application did not provide compelling material to demonstrate how relevant 
provisions of State code 6 of SDAP could be complied with. Notwithstanding, SARA is of the view that this 
deficiency would not constitute grounds for refusing the application. SARA recommends that further 
discussions be convened between the applicant and DTMR, with a view to developing an acceptable 
response to the safety concerns raised by DTMR. If developed, such a response could achieve 
compliance with State code 6 of SDAP through being conditioned on any approval. 

SARA’s response to the RLRPA and NIUB triggers

SEQ Regional Plan (ShapingSEQ) 2023 outlines the policy intent and objectives for both the RLRPA and 
NIUB. The intent of the RLRPA and values of the NIUB are reinforced through the goals, elements and 
strategies of ShapingSEQ 2023. The Planning Regulation 2017 regulates land uses in the RLRPA and 
NIUB to protect the intent of the RLRPA and values of the NIUB.

SARA’s assessment of the application against these triggers is against the matters within Schedule 10, 
Part 16, Division 2, Subdivision 3, Table 1, Item 4 and Schedule 10, Part 16B, Division 9, Table 1, Item 4 
of the Planning Regulation 2017. Of note, SARA must assess the application against Part 4, Division 6, 
Sections 41A (the locational requirement) and 41B (the overriding need requirement) of the Planning 
Regulation 2017 for the RLRPA and NIUB respectively. 

SARA’s position on elements of these regulatory requirements is as follows: 

There will not be a significant adverse economic, social or environmental impact on the community if the 
development is not carried out (Part 4, Division 6, Section 41B (2)(b) of the Planning Regulation 2017)

SARA does not believe there will be a significant adverse economic, social or environmental impacts on 
the community if the proposed tourist park is not developed. Part 4, Division 6, Section 41B(3) of the 
Planning Regulation 2017 confirms that there is not an overriding need in the public interest for the 
development to be carried out merely because the applicant owns the premises; or has an interest in, or 
option over, the premises; or the premises are available for the carrying out of the development. 

Therefore, SARA is of the view there is not an overriding need in the public interest for the proposed 
development.

The locational requirements or environmental impacts of the material change of use do not require it to 
be inside the NIUB (Schedule 10, Part 16B, Division 9, Table 1, Item 4(h))

There are no unique features about this proposal that require it to be located inside the NIUB. There are 
other locations for tourist parks outside the NIUB which are proximate to natural environments, such as 
waterways and bushland. The site does not have unique characteristics and locational features that are 
essential for the proposed development to be carried out on the site. 

Therefore, SARA is of the view there are no compelling reasons why the proposed development must be 
located within the NIUB. 
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The use needs to be compatible with the use of other premises in the surrounding area (Schedule 10, 
Part 16B, Division 9, Table 1, Item 4(d))

The site is adjacent to rural properties with sensitive receptors (dwelling houses). The proposed 
development may result in adverse noise impacts on sensitive receptors notwithstanding the application’s 
proposal for an acoustic barrier. SARA recommends that further consideration be given to site planning 
and other mitigation measures, through conditions of any approval, to ensure that the frequency, intensity 
and duration of noise impacts on nearby sensitive receptors are within acceptable levels.  The site is 
adjacent to cropping activities. SARA recommends that further consideration be given to mitigating the 
risk of reverse amenity concerns that might arise from agricultural sprays and noise associated with 
cropping machinery near the proposed tourist park.  Mitigation strategies to minimise these concerns 
should be included as conditions of any approval.

The site is also adjacent to the Pumicestone National Park and Pumicestone Passage which are part of 
the Moreton Bay RAMSAR wetland. SARA recommends that further consideration be given to mitigating 
any adverse impacts on the ecological values of the surrounding area through the inclusion of relevant 
conditions on any approval. 

The use does not avoid areas that involve a, or appropriately minimise, risk of serious harm to persons or 
property from natural events of processes (Schedule 10, Part 16B, Division 9, Table 1, Item 4(e))

The only access to and from the site is Roys Road, through a 10 kilometre stretch of pine plantation that 
is identified as having high bushfire risk. While the application proposes a ‘shelter in place’ strategy to 
respond to emergency bushfire events, SARA recommends that a more comprehensive emergency 
event management and response plan should be developed and conditioned on any approval. 

The use is inconsistent with the goals, elements and strategies of ShapingSEQ 2023 

SARA is of the view that the proposed development is not consistent with the RLRPA and conflicts with 
the expressed core values of the NIUB identified in ShapingSEQ 2023. 

SARA’s recommendations to the assessment manager

As outlined above, SARA recommends the assessment manager (the Planning Minister in the context of a 
call in), consider attaching conditions to any approval of the application pertaining to the following aspects:

 mitigating impacts associated with the additional traffic generation at the intersection of Roys Road 
and Bells Creek Arterial Road

 mitigating impacts of the proposed development to adjacent sensitive uses and reverse amenity 
concerns from cropping pursuits

 ensuring the use and users of the site are adequately protected in the scenario of a bushfire event that 
threatens the site itself and access to and from the use

 mitigating adverse impacts on the ecological values of the surrounding environment and sensitive 
receiving waters.

SARA recommends the assessment manager consider refusing the application given its non-compliance 
with the following sections of the Planning Regulation 2017 and the inability to achieve compliance with 
these provisions through the imposition of conditions:

 Part 4, Division 6, Section 41B (2)(b)

 Schedule 10, Part 16B, Division 9, Table 1, Item 4(h).

Notwithstanding this recommendation, SARA is aware that in accordance with section 105(6) of the 
Planning Act 2016, the Planning Minister need not consider SARA’s recommendations as a referral 
agency.
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The material used in the assessment of the application were:

 the development application material and submitted plans

 Development Assessment Rules

 Planning Act 2016

 Planning Regulation 2017

 SARA DA Mapping System 

 SDAP (version 3.2), as published by SARA

 section 58 of the Human Rights Act 2019

 ShapingSEQ 2023

 State Planning Policy 2017

 State Planning Policy mapping system

 Sunshine Coast Planning Scheme 2014

 Proposed new Sunshine Coast Planning Scheme.

Development Details
Description: Change (Other than a Minor Change) to a Development Permit for: 

 Material Change of Use of Premises to Establish a Tourist Park 
(comprising 150 Sites [75 Cabins and 75 Camp Sites] and 
Ancillary Recreation Facilities)

 Operational Work (Stormwater, Earthworks and Access).

SARA Role: Referral Agency

SARA Trigger:  Schedule 10, Part 9, Division 4, Subdivision 1, Table 1, Item 1 of 
the Planning Regulation 2017 – Development impacting on State 
transport infrastructure

 Schedule 10, Part 16, Division 2, Subdivision 3, Table 1, Item 1 of 
the Planning Regulation 2017 – SEQ RLRPA and SEQ Rural 
Living Area – Tourist or Sport and Recreation Activity

 Schedule 10, Part 16B, Division 9, Table 1, Item 1 of the Planning 
Regulation 2017 – SEQ NIUB

SARA Reference: 2506-46841 SRA

Street Address: 1807 Roys Road, Coochin Creek

Real Property Description: Lot 10 on SP132272 and Lot 6 on SP184133

Applicant Name: Coochin Creek Property Pty Ltd 

Applicant Contact Details: C/- Murray & Associated (QLD) Pty Ltd 
PO Box 246
Nambour QLD 4560
nambour@mursurv.com
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For further information please contact Jamaica Hewston, Planning Manager, on (07) 5352 9718 or via 
email SEQNorthSARA@dsdilgp.qld.gov.au who will be pleased to assist.

Yours sincerely

Steve Conner
Executive Director, Planning Services

cc Coochin Creek Property Pty Ltd C/- Murray & Associates (QLD) Pty Ltd, nambour@mursurv.com


