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1. Summary

A proposal to dredge Cairns Trinity Inlet channel; and

Reclaima State-owned degraded East Trinity property, and

Gain major shortand long-termbenef it s for Cairns communi t"
AT NONET COST.

Hence the title of the attachedroposal: A Win -Win-Win Solution

=4 =4 =4 -8 -2

Ports NorthCairnsproposedredging the Trinity Inlet 8annel and basin to enable larger cruise

ships to dock at the cruise terminal as well as otharine and relatedctivities such as

expansion of naval operationsThis proposal has considerable menitluding a range of

significant indirect benefits for Cairns businesses and commuRBiyts Northplanto dump

all the initial dredgingspoil and future maintenance spoil in an extended area by the current
offshoredump site Ports North have commissioned consultants to peegraEISn response

to the Queensland Government CooheE&iSnator Gen

Thisreportproposes a lanbdased solutioffor disposalof all the dredgingpoil: a sandalone
residential developmerdn a Queensland Statevned 943.6ha site at East Trinity.Direct
benefitcoss areestimatedas follows:

Direct Benefits| Estimate of revenuefrom land sales $1,510m
Cost estimates| Dredging and pumping spoll $75m
Chemical treatment $40m
Preloadng (if necessary) $52m
Site infrastructure $528m
Cost to purchase 943.6 ha site $100m
Financial $103m

LESS: Estimate of total costof development $898m

Direct benefit-cost estimate $612m

Indirect banefitswould include

1. Provide a more beneficial alternative to dumping the dredging spoil at sea,;

2. Enable a solution to fix the Statevned degraded land at East Trinity;

3. Create major associated benefits for Cairns community and businesses;

4. Avoid Ports North andt the Queensland State Government needing to use
taxpayers funds to pay for the cost of the dredging;

Make a major contribution to accommodating the Cairns population growth; and
Expedite realisation of major benefits projected for the vital Cairns Stgppi
Project and other Cairns maritime and related industries.

oo

Key conclusiosfrom this very positive benefitostestimateare,the State Government

a. Now has an excellent opportunity to fulfil its election promise to complete
dredging the Trinity Inlethannel without using taxpayers funds;

b. Could transition their degraded property at East Trinity to a valuable residential
area, incorporating spoil dredged from the Trinity Channel; and

c. Should immediately commission preparation of a detailediplgarallelwith the EIS
to avoid delays in the achievement of the many potential bendiits plan should
includea critical pathand full consideration of the proposal outlined in this repast
well asinformation from the EIS studies and report.
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An alternative approachfor this proposaivould beto divide the total project intiwvo distinct
phases.Changs to the original report are shown in red.

Phase lwould comprise:

a. The Queensland State would separate the 500 ha understood to be required for spoil
placement, and use half of the residual 446.3 ha, ie 223 ha, for Phase 1 development.
The State would sell the 223 ha for a nominal amount to a develogle condition
that the developer will pay for all the dredging, spoil treatment and associated costs to
place the dredging spoil on the approximately 500 ha of land identified for placement
of the spoil. The costs estimated, as noted belowdEBm This estimate for Phase
1 will assume the average of the costs understood to be presented in the draft EIS, ie
between $200m arBR50mi assumeb225m and

b. The Queensland State woukkpediting the regulatory process&s enable the
developer to commencesidential development of the 2B3aat the earliest time. he
estimated benefitost to the developer would be a profit of $60m

Phase 1Project Benefits andEstimatesCosts | $millions
Indirect Benefits: see Section 9 Conclusions \
Direct Benefits | Estimate of revenue from land sales | $357m
Costestimates | 6.5 Dredging and pumping spoll $225m

And 6.6 Chemical treatmefgee a. above

6.7 Preloadingnotnecessary) 0

6.8 Site infrastructure $125m

6.9 Cost to purchase 943.6 ha site 0

6.10 Financial 0

LESS: Estimate total cost of development $350m

Direct benefit-cost estimate) $'m

Phase 2vould complete the project as propdssdsewhere in this report, over and abtwese
components involved in Phase 1.

The key benefgof this phased@proachwould be:

a. Cairns communities @hbusiness would be to enaldeedging to commence at the
earliest timeand expedite all the related benefits noted elsewhere in this.report

b. The Queensland State Government would be to avoid any further payment for this
project using tax payers funds, to resolve the high level of pollution orE&sirinity
property, ad minimise current costs attempting to rectify the polluted areas on their
land.
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2. Background and objective

There are two interlinked major issues

2.1 Ports North propse to dredge the Trinity Inletf@nnel and area near the new CBD
cruise terminatto enable larger cruise ships to dock at the cruise terminal (@ fast
growing part of Cairns' toums industry) and othemmarine and associatexttivities

such as expansion of naval operatiofitiis proposal has considerable meaind is
strongly supported by the authorities atige authorsof this report Dredging as
proposedwill involve about 5 million cubicmetres of spoil initially, then ongoing
maintenance dredgindg-he Ports North Initial Advice StatementnotésT he e st i mat
annual mainénance dredging quantity for the proposed improved channel is
580,000m3. For comparison, the current average annual maintenance dredging is
around 320,000m8. Ports North propose tdump all the initial spoil and future
maintenance spoil in an extendedaby the current dumgffshoresite. This area is
shown in Ports Nortlnitial Advice Statement, July 201page 12, Figure,3roject

Site (Initial Advice Statemerjt

2.2 Queensland State Government ov@%8&.6hapartly-degradedrea at East Trinity
about 1 kilometrecross the Trinity Inlet from the Cairns CBD. The background and
events to date relating to this agsawell as the dredgiraye describedn the website
Cairns Trinity Inlet Dredgingnd East Trinity Opportunities CSIRO carriedbut a
rigorous assessment of tipeoperty between 19951999 to understand the pollution
problems. CSIRO's peereviewed report noted considerable dangerous poll@tiah
degradationpand proposed covering most of the area with dredging spoil as a major part
of the solution taeclaimthis land to useful purpose

History and background of the East Trinity site

The history of the site and demise to its current degraded state is a long story. An aerial
photograph oEast Trinity, Trinity Inlet and the Cairns CBD in 1942is shown below, with
points ofinterest flagged, and the aerial photo noted on the front stwsvn for comparisan
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€ € éééé.andnow, 72 years later:

The majority ofthis propertybetween 1884 through to 199&s farmeddairy andcattle
grazing,then caneuntil farming became&neconomic. A development proposed (Hailfox
Pty. Ltd.with proponentNatWest Markets Australia Limited involvguirchasinghe site, then
planning and proposing major resort, th&1.4 Bn(1990'sdollars) Royal Reef Integrated
Resort and CommunityTheprojectplan was approveih principleby the Queenslandabor
State Government, and work commenc@dew environmental activists objected he State
Government withdrewapproval. The developer went into raeeship, and their bank,
National Westminster, commenced geedings toecover their losses frothe State. An out
of-court settlement was reachedhe settlementamount, rumoured to be many millions of
dollars, haseverbeen revealetb the public
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The property isiowa major liabilityto the Queensland State Governmemd continues to be

a drainonthe Statemillions of dollarshave beespenton testing,reducingthe acid sulplate
run-off into the Trinity Inlet ancglagued bynadequate maintenanc®luch of thepropertyis
now overgrown with weeds and owem by feral pigs and vermin, with a large area of dead
melaleuca trees, as shown below:

Large areas of stagnant ponded water breed clouds of mosquitoes, crocodiles abound,
reported by many East Trinity resideintall this within 1 kilometre of the Cairns CBDnew

cruise terminal, main tourist centre awtiarf. For example, a CSIRO regpAcid Sulfate

Soils in East Trinity Inlet, May 1999, noted:Our research indicates t
Trinity is severely degraded and is a contin
into Trinity Inlet contains dissolved aluminium betwe@f and 6000 times the Australia and

New Zeal and Environment and ConseifTheetisi on Cc
considerable evidence of further deterioration since 1889 also of major advances in
technologies that can address these probtasieffectively.

The Liberal Nati onal P ar tssué 8hasqmu aticle (pagds $4 ma g a z
27)describing the histgrof the East Trinity property see Appendix A.

There are several issuelating to the East Trinity property concerning Native Title, in
particular a current claim concerning the Mandingalbay Yjdinji Country; the 943.6 ha East
Trinity property comprises about 3% of the total claimed for the Country. A Strategic Plan for
the Country was prepared by the Mandingalbay Yjdinji Aboriginal Corporation in 2009.
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An alternative proposition

Rather than treatinthe dredgingpoil as waste to be disposed of, this spoil could be managed
as a valuable resource to enable taaded reclamation projectdn example ighe Portsmith
areain Cairnswhich was reclaimedradually during the 1950s and 196@sng dredging spail
Portsmith now comprises valuable industrial, commeraafence forceand residential land

as a result of Cairns' faighted leaders' decisions in the past.

Whilst discussion about thidegradedarea at East Trinity has been pursued with various
degrees of acrimony fonany years, the likelihood that this massive amount of dredging spoil
will be available has spurred further debate aloeet-comingthe East Trinity probles)

An article in tle Cairns Post, 2 May 2014, notedNESCOQO's draft decision on the Reef's world
heritage status ..... recommended they consider adding the reef to the "world Heritage in
Danger" list in 2015'and thatThis marked the first time UNESCO has commented on the
decision to allow three million cubic metres of dredge in Reef wat&héther or nobne
agrees with UNESCOQO's assessment or relevancppteatialimplications for the Trinity Inlet
dredging and spoil placement are clear.

The Coordinator Generak&ry comprehensiv€airns Shipping Development Projeterms
of Reference for an environmental impact statement, NovemberBE(8 2epor} includes the
requiranent forPorts North toProvide descriptions of all feasible alternative labased spoll
disposal sites' Five land-based optionare being assesséat placement of this spoilOne of
these options is th@43.6ha East Trinity area

Ports North have contracted consultants to complete aEl@feport The report delivery

was initially stated as May 2014Later the delivery date was stated September2014.
Delivery appears to be delayed yet again: In an article in the Cairns Post, 9 August 2014, Brett
Moller, chairman of Ports North, wroté: A f 18 months of studies, the project EIS is due for
submission to governmehta t e r t Hfhe $atesy stadement from Ports North is for an

0 Oc t wdmeletion.

A win-win-win solution

Thisreportpresents a whwin-win solution tobothinterlinked majorissues described abqgve
matching thigeports overall objectiveso:

1. Provide apositivealternative to dumping the dredging spoil at sea;

2. Redresghe environmentatlegradatiorof the StateownedEast Trinity property
over a reasonable period of tipaand

3. Create associated benefits for @aicommunity and businesses.

Thanks

The authors of this report are very grateful to phefessional specialistand otherswvho
providedadvice andnformation in thisreport Mostspecialistsequested that their names not
be included often citing their company policiesvhich precludetheir offering more than
personal comment when the full relevant data is not avaifablassessmenasis currently
the case With the sole exception of paymeoit the discounted fee tihne photographer who
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producedheEast Trinityphotographsall effort and input to this report has been offered freely,
pro bono.

3. EIS report - options

The Coordinator General's TermsRéference for the EIS reponclude

A An outline of the alternative options considered and reasons for selecting the
proposed development option.

A Detail the criteria used to determine the alternatives and provide sufficient detail to

convey why certaingiions or courses of action are preferred and why others are

rejected.

Provide descriptions of all feasible alternative labdsed spoil disposal

Sufficient baseline economic data to underpin a comprehensive assessment of the

direct, indirect,cumulative, costs and impacts of the project.

A The indirect impacts likely to flow to other industries and economies from developing
the project, and the implications of the project for future development.

> >

Thisreportconsiders only one option fand-based spoil disposal sitethie 775 haof lowland
at East Trinity. This consideration of only one of the five options is not intetaldédtract
from the other four optionsselected for assessment except insofar as it is not irated
evident that any ahe other four options would have a positivenefitcost

4, Two approachesfor this East Trinity property havepotential

These twapproacheare:
4.1 Convert the land to supportresidential uses.

Thisfirst approactappears very promisingootentially a winwin-win. A Cairns Post
article, Committee fears for Reef, 24 July 2014, includedc e i c hhar dt MP W

Ent sch, however, said both he and Envir
disposal sitewaseh a n d . A Gr e g Hdeitpubliblyeckbar thdt heavantty ma
the dredgindspoillon | and, 0 he said. Al have made

itonland,atle st Trbni Hgésai d depositing the dre
al so provide | angufl @art i to mehigaoptotwwwaoild: 6f ut ur e p

A Provide a better alternative to dumping the dredging spoil at sea;
A Remedythe degraded lowland areaEast Trinity; and
A Create associated benefits for Cairns community and businesses.

Initial estimates indicate thigclamatiorwould be a sound economic proposition as well
as making a major contribution to accommodatingi@projected population growth, thus
substantially achiamg all 3objectives outlined in Section 2

Otherpotentialbenefits of thidirst approachinclude:
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A Theinitially-estimated $110m cosbd completePorts North's plan to dredge the
Trinity Inlet channel has not beefully budgeted. The Queenslandstate
Government hapledged$40mcontribution The 2013/14 budget includes $2.7m
for the EIS report as part of a $5.5m capital prograhe 2014/15 budgétcluded:
'‘Cairns Shipping channels: $12.3m for an environmental statement for widening
and deepening of the Cairns shipping channel.’

Queensland State Budget, Capital Statement-2614
DEPARTMENT OF STATE DEVELOPMENT, INFRASTRURE AND PLANNING

Capital Grant Statistical| Total Estimated | Expenditure to Budget 2014 | Post 2014

Area Cost $'000 30-06-14 $'000 15 $'000 15 $'000
Cairns Shipping 306 40,000 6,200 12,300 | 21,500
Development Project

A More employment opportunities would be available fogamby Yarrabah
Aboriginal peopleand othes living in Cairns Southern corridpr

A Funds available from this proposed development could contribute to achieving
Aboriginal cultural plans and proposals such as outlined ir2@08 Strategic Plan
for the Country prepared by the Mandingalbay Yjdinji Aboriginal Corporation.

A Compliance with mdern town plannersstrong preferencethat residential
expansion should be close to the CBD rather than spread out over a wigandrea

A Minimise conversion ofprime agricultural landto residentialto provide for
population growth

The total process involved to complete thr®posedresidentialdevelopment would be
complex, but is not unusual and should not present any major difficulties for competent
engineerseconomist&nd project manager®lumerous similar reclamation projettave
been completed in Australiacluding large areas of the Gold Coast and Sunshine Coast
(e.g.Pelican Waters, Kawana Waters, Twin Watei8)nity Parkin Cairnsas well as
reclamationsnumerous other countries The requisite competencés complete this
proposedreclamationproject are readily availablen Queenslandmany of which are
available in Cairns An Internet searctprovides descriptions of hundreds of major
reclamations in Australia and around the world, many of which inchelese of pumped
dredging spoil. Improved technologies and experience have resulted in bothfastéer
and more economisolutions including commencing construction of buildings on
reclaimed land at an early stageSingapore in particular provideseveralrelevant
examples.

4.2 Return this land to agricultur al use, asn the past

This secondapproach is technically feasibleut the revenue from agriculture would
provide only a minimal return on the high cost to upgrade the land. Saooptien
would not be economically feasible, and the chances that any goverwmad pay

the massive reclamah costs that would be involved (see Section 6) appear to be
minimal.
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5. Many factors are involved in reclaimingthe East Trinity land

5.1 How much land would be reclaimed and available for development?

The land potentiallyavailable by reclaimingust the Queentand Stateowned siteis

775 ha of lowland. With the additional adjacent 168 ha raised land, 848t&hahas
potential for residential development (s8@nnock Humphreys Royal Reef Impact
Assessment Study, May 199%&nd Environmental Impact Statement, October 1995,
comprising two largand very comprehensive volumeBheraised168 hawould not
need fillingbefore developmentThe PRP June 1994 studiossible DCP Boundary,
identifies amadjacenadditional approxnately 3750 ra of East Trinity langotentially
available for development.

The 168 ha of raised land is between the 50 metre and 350cuetoeirs, as noted on
Figure 2.4(A) Topography of Site, EIS Volume One, Brannock Humphreys report.
This raised area would therefore present very desirable views across Trinity Inlet to
Cairns City and the hills beyondNote: Considerably more raised landuld be made
available for immediate development that would not be required for the estimated 500
ha for spoil placemejt Phase 1 imssumed to include an additional 55 ha; a total of
223 ha, that is, half of the excess land over and above the 5@@daestood to be
required for spoil placement.

By way of comparison, CRC Edmonton town centre master AR06 states!Based
on the outcomes of the environmental analyi$§1 haof developable land have been
identified. The population of the EdmonioGordonvale Growth Corridor could be in
the range of 28,5005 3, 50 0 The Tripity Beach suburb is about 300 ha.

Four lots owned by Ports North (Far North Queensland Riwtporation Limited)
between the Trinity Inlet and the State/ned land would likely be part ohg future
devebpment. These four Igtaith atotalarea ofL.83 ha (Lot Plans-4 C19823 Land
Use OHar bo@,rcoultl provides dceess eécs Trinitynlet.  They are well-
positionedfor a dredgeto discharge spoipumpeddirectly onto the siteas well as

providingr esi dent sé access to the water, and
Note: 100 hectares =1 kilometre square
943.6ha =9.463 square kilometres

5.2 What would be the density of this development?

Modern urban developmemhostly includesincreasing amounts of higher density.
Trinity BeachEsplanade and Trinity Beach Roade example. The historicBO0+
square metreor 6 q u aar ct reection is becoming aarity; a luxury that leads to
excessive urban sprawl. If East Trinity is developed, it seems likely that a mix of
residential single dwelling, low rise apartment blocks and commeraipértiesvould

be adopted. Tdyield from943.6ha wouldtypically support a population of 15,000 to
20,000 persons, ghe full 4,000" 5,000 hathat could be available at East Trinity could
potentially accommodate some 60,600,000 residentshatis sufficient for Cairns
population growth for 10 or more years according to current projections.
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5.3 What additional infrastructure would be required?

Considering firsthe total4,00071 5,000 haof land as outlined in the DCP report is
developed, this would probably requira raised bridge above the fish habitat area
around Admiralty Islandsuch as the design in an earlier study by GHD Engineering
Such a bridge and surrounding roading coubdv cost in the order o$800m (the
original estimate was approximately $400nHecall at that time this bridge wasrt

of the proposed second Southern access to Cairns.

Four options were presented in the Queensland Transport Trinity Inlet Transport
Crossing Impact Study (figure 5.2A 'Middle Corridor' waspreferred over the higher
areas of Admiralty Island towards the city connectingAtomuller Street. A tunnel
connection directly to the CBD was consideletausea bridge in that area would
need to béhigh level to allow for shippingand a tunnel using the latest technology
would have less impact on the environmebBbcuments refer to this as the 'Far East
Corridor'.

The amount of infrastructure required would depend on the amount of land developed
and theintendedcommercial and residential developmeidowever, it seems more
likely that the expenditure and time to build a briaggetunnelwould only become
economicif most of the4,0007 5,000 haat East Trinityis developed. This in turn
would require a fullmulti-criteria analysis ofill significantdevelopment options for
Cairns, including densificatiofsee Section 7 Implementation)

Considering just the proposal to develop the 943.6 ha of-8tated land at East
Trinity, no bridge would be required. Omyprmal infrastructure normally required for
a development of this size would be required.

5.4 An option for a ferry across to the CBD Pier Marina?

The original plans for th®oyal Reefintegrated Resort and Communfixepared by
Brannock Humphreys in May 199%cluded a ferry crossing to the Cairns CBDhilst

a bridge as originally proposed would reduce the driving time between East Trinity and
Cairns CBD East Trinity residents note it usuatbkes only 30minutes to driveéhe 30

Km to Cairns CBD viaPine Creek Road lea@ndthe Bruce Highway- slightly less
outside rush hour, more in heavy traffi¢his compares with, for instance, Kewarra
Beach 20 Km North of Cairns CBQvith similar driving time (can be up to one hour

in rushkhhour). Gordonvalas 24 Km from the CBD, also a similaavel time.

A ferry between East Trinity and the Pier Marina could be a profitable vemtsire,
proposed in the original Reef Resort project, possibly requaisgbsidy from the
developeruntil the population grewwo support a profitable ferry serviceNote that
many people choode use ferries when availabtather than drive and pay for parkjng
for instanceo avoid drinkdriving when going to a city restauraand in particular to
travel to the CBD to workand avoid mounting parking costs. Examples include
between Sydney's Manbnd Circular Quay, and from the Brisbane riverside suburbs
into Brisbane @y.
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An important aspedb businesses in the Cairns CBD would&t a fast regular ferry
servicewould likely result in many East Trinity residents travelling to the CBD for
work, shoping and entertainment, thussigorating the CBD.

If the Aquisintegratedresort project goes ahead, a ferry between East Trinity and
Yorkeys Knob would provide fast and economical transport for construction and
operational staff to travel to and from the resort.

5.5 Would this reclamation affect the view from Cairns CBD and cruise terminal?

Some oncernswere expressed that development of East Trinity wodlestroy the
view from the Cityof the [East Trinity]hillside green backdrop' In factthe existing
mangrove fringeand likely new trees plantedould mostly hide all buildingsfrom
view, evenwhenviewed from the top balcony of the Hilton Hatelhich is about the
same height as the top decks of large cruise ships.

5.6 It seems much preparation work was completed years ago. What happened?

Thousands of hours and millions of dollars were spglainning a range of
developments foEast Trinityand related infrastructuréWWhy was all this discarded
The primary reason was becauséew very vocalpeopleagainst any development
createdso much propagangdenanipulated informatiomand associated publicitgd to
the initial approval of development being retracted (see Section 2).

Thevery comprehensivBrannock Humphreys Royal Reef Impact Assessment Study,
May 1992,Section 10.0 CONCLUSIONS noteé$herewill be no major detrimental
impactsto the environments a result of the proposeddevelopmentvhich hasbeen
modifiedto be generallyin accordancewith the Trinity Inlet ManagemenPlan.' The
Brannock Humphreys and Environmental Impact Statén@ctober 1995, notetlhe

EIS concludes that there will be no major detrimental impacts to the environment as a
result of the proposed development. The EIS has demonstrated that both scenarios are
sustainable on the site, both from an infrastructuneviseability and environmental
impact perspective.’A selection of diagrams from tHAS report can be viewed at
Cairns Trinity Inlet Dredgin@nd East Trinity Opportunities The resort master plan

is shown below:
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Other projects in the pasin Cairns and other parts of the wortpvideinvaluable
lessos for proposals such asthisreport For instancgoetween 1987 and 1994 a few
very vocalpeopletried to stop the Skyrail project, now awardwinning world-
recognised attraction acclaimed for meeting the highest environmental standards
Fortunately for Cairnand touristshere werea fewdeterminegrivate individuals such

as the Chapmarfamily who counteredfalse information and some tegme views
against theSkyrail proposalleading to itsvery successful completicand worldwide
acclamation as a premier tourist attraction
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This generalissue is described in an interview withr Patrick Moore, a founder of
Greenpeace who lateesigned recently notinggthe more extreme elements that have

taken over thgreen movememhichhasbecomed@ c o mbi nati on of extr

i deol ogy and religious fSaetavisonmeentdliem hass m
become a religion', 250514An important caveat is that mapgoplei probably the
great majority- that advocatenvironmental protectioand sustainabilitgarry out or
enable valuable improvementsopefully their effortsmore than compensatverall

for the harm causedytiheir more extreme colleagues.

5.7 What are the main alternatives to this reclamation?

There are two main alternativiesthis proposed reclamatigwith many variations on each
option

5.7.1 Dump the initial and ongoing dredging spoil in the extended site past the end
of the Trinity Channel.

A smallerspoil dump sitéhas been approved by State Government departments in the
past The far large amount of spoilproposed (some ten times more than recent
guantities)is part of the current EIS assessmént, as noted abovelumping spoil
'near our reef'is increasinglyunpopularand other concerns by Queensland State
Government and bodies such as UNESCO may impact this optiRwrts North
estimated the cost &110m Given thecurrent statechtention for the State to reduce
expenditure and reduce debt, and the growommcerns about protecting the
environment, idoes noseem likely that the State government will allocate some $110
of taxpayersnoney for this dredging projecBection 4.1 notedA Cairns Post article,

Committee fears for Reef, 24 July 2014, includéd- e i c hhar dt MP  War r

however, said both he and Environment
was onl and. AGreg Hunt had al readtsthenade
dredging[spoilon | and, 0 he said. il have made

onland,atEat Tro ni tyeée.

5.7.2 Postpone the dredging until some later unspecified date.

Thisoption would be inconsistent with an LNP election prornasensure the dredging

is carried outso should be discarded. The optismoted here because it has been
discussed in several medidicles Postponemenwould precludeor at best delayhe

many major benefits that Ports North and Cairns businesses and residents areggxpectin
as noted in the introduction, artlus be a highly negativeoutcomefor Cairns
businesssandthe great majority of the Cairrommunity. Also, until the 775 ha
lowland site is reclaimedhe Queensland State will remain responsible for the high
ongoing costs of maintaining this site and ultimate responsibility to resolve the site's
pollution problems.

5.8 How does the proposed reclamation fit into the longerm plan for Cairns?

Unfortunately, that is the easiest question to answer: Cairns has no agreésthiong
plan for this proposal to fit int@r at leastnot a complete lonrgerm plan that has bee
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shared with, and agreed by, the Cairns communitfny not? This is &ital question
that is addressed in Section 7 Implementation.

Several Cairns organisations and businesses are carrying out valuable planning work
within their own sphere such dames Cook University, Cairns Airport and Advance
Cairns. But there is no overall vision for Cairns agreed by businesses and the
community, and no agreed integrated kagnm plan.

Many visions for Cairns have been put forward and discussed over many years. Cairns
was blessed with City Fathers who hfad-sighted vision such as the creation of
Portsmithusing dredging spoil over a period of several years to reclaim the salt/mud
flats.

Many ideas and visionfor the Cairns regiomave been proposed over the last few
decadesincluding the list below. Hopefully these aménymore will be considered
when a longerm plan is developefdr Cairnsand agreedSection 7.7)

1 Expansion ofnanyCairnsbusinesseprovides more services fothe proposed
expansion of N o r-li s KQetkedethe@xpladmgl mididle o o d
class across the Asidacificregiomd(Andrew RobbFederal Minister for Trade
and Investmentl5/07/14).

1 The Portsmithank farmis relocated to theeclamed Admiralty Island The
currentlocationis a hazard, beintpo near the CBPand could be cut off if
Trinity Inlet was blocked.

9 East Trinity with about5,000 ha of land potentially suitable for residential

developmentclose to the CBD accommodate much of Cairns p@ulation

expansiorand avoid mostbuilding on valuable agricultural land.

Cairns Airport Aviation Precinct and Commercial Precinct

A deepwater wharfat Yarrabahenablessery large tankers and naval vessels to

dock An underground pipeouldconnect taatank farm at Admiralty Island.

1 Avraised bridge fronthe Southern end of Aumuller Street over Admiralty Island
is the second access to Cain@BD as well as providing close access to
residences at East Trinity.

1 Ferry transport connexEast Trinity and the CBD to Yorkeys Knob to transport
staff to and from the Aquisitegratedesort.

1 A plateaubuilt on dredging spoihdjacent to the Northern end of the Esplanade
for RVs, amusementgafesand parking, wh a beach at the Southern end
(Cairns Post front page 08-05-12 Cairns Post follow-on 08-05-12))

1 Anintegratedesort(Aquis) attracs Asians as their middielass wealth grows
and other Australian andternational tourists

= =
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0. Benefit-Cost estimates

The mostperplexingaspect of the period since the Royal Resort proposal was abandoned
nearly two decadeagois that onlythe costsof East Trinityreclamatiorhave been considered

T invariablyvery large costsuggesteavithoutproper analysis The authors of this report are

not aware of any significant assessment of the potential finasthbther relatecbenefits
available ly reclaiming the degraded 77a area.

Why have only the 6cost s oforbnglargepotentialsoject efr e d ?
this natureto haveno benefits at alJleven small benefits. Somm@inor potentiabenefits have

been suggest-edurtihs ma,ghb @t c eweesignifidarit eostebefar® ul d i
any -tewri smbé r evenue Naaulndrity woold ever adree itonneapbr
expenditure unless there would &significantnetbenefit. The only reason for not carrying

out a rigorous benefitost assessment that has been put foriva@st and presenis fear of

upsetting some environmental extremists whight, in turn, persuadeoters to vote against

the partysupporting suchraasessment.Remarkably,tiappears that the benefibstestimate

described below is the first presented sincel®@2/95Royal Resorproposal.

The Cairns Shipping Development Project, Initial Advice Statement, July,2@d&cribes
many major benefits faCairnsavailable once the dredging is completed. TEngestbenefit

is described asThe proposed Cairns Shipping Development project will see mega cruise ship
numbers grow by 61 annual visits by 2025, with continued growth beyond that time. The
additional value added in the economy, generated over thgedb project period 2016 to
2041, is estimated at $436mSeeAppendix B Clearly, hesemajor benefitsfor Cairns
businesses and communitys well as other related benefig]l be realised sooner if the
dredging start and completion are expedited.

Emphasimg the importance of completing the dredging as soon as possible, The Australian
reports in an article titleBoor port facilities irritate cruise industry (13/06/14):6 @rnival

Corporation chief executive officer Ann Sherry, who has long advocated the need for improved

port infrastructure, warned that the cruise growth would only continue if problems in ports

such as Sydney, Brisbane and Cairns were éxédi | n C 4 is vital for, theiplanned

dredging of Trinity Inlet to go ahead s$hat the Queensland city cachieve its potential as a
cruising hub for the region, including Papua

The Cairns Pos fThe 1506pdssei®géPholfic Edano $ epdar © of t he ¢
expanded fiveship fleet and will arrive in September, 2016, for a-twonth season. P&O

Cruises chief executive officer Ann Sherry S2atific Ede® s -nangelsize meant the ship

would be able to berth atthecreis t er mi nal . AThe terminal i s .
a cruise holiday but we still believe that the proposed dredging of Trinity Inlet is essential so

that Cairns can cater for larger cruise ships to realise its full potential as a major cruige h 0

Ms Sherry said. Tourism Tropical North Queensland chief executive officer Alex de Waal

wel comed P&O Cruisesd announcement and vowed
with industry partners tgosition Cairns as a horagort destination. He sdiwidening the

shipping channel would i mprove its prospects
since 2008 are too |l arge to enter the Port
to result in large cruise ship numbers growingly6annual visits by 2025
$634 million into the regional economy and generate up to 679 extreofigjabs per year by

204 1. AThe Great Barrier Reef 1is our trump
can be done with minimatfo no i mpact it should go ahead. 06
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Additional benefits to Cairns businesses and organisations following the dredging (and
therefore advantaged by expediting completion of the dredging) would intledellowing:

1 Diversification: Cairns isoverly reliant on thein-boundtourism industry and the
economic cycles that this bring®eveloping East Trinityvould not onlyimprove a
strength (tourism through greater access for ggrliners) but also diversiindustry
and employment opportunities thighuconstructiorand related activities

1 Royal Australian Navy: Similar tothe reasons fquroviding access to the larger cruise
ships the larger Royal Australian Navy (RAN) and foreign warships may be more
inclined and able to berth alongside Cawisafs. The RAN has recently purchased
two Landing Helicopter Dock (LHDsee link below) with té first to enter service this
year. The plan is for the LHD's to operate out of Sydney with Townsville No 10 as their
primary loading base. With the increasirgranercial pressure to bring cruise liners
into Sydney berthed at Garden Island, Caiwith its current Navy infrastructure and
support facilitiescould be presented as an altive home port base for an LHD as
an alternative base of operations to Townsville. The flow on effects of additional Naval
vessel port visits are most obviouslyttee tourism industry. If theggmanent Naval
presence by basing additional ships in Caisnisicreased there wouldebadditional
requirements for defendended housingwith the associated flow on benefits.
http://en.wikipedia.org/wiki/Canbertelass_landing_helicopter _dack

1 Great Barer Reef International Marine Colled@airnswill benefit from all or any
increasednarine activity in and around Cairns.

1 Other Cairns industries that are expected to benefit includeaines fishing industry
bulk andgeneral cargindustries marineservices slipways, dry dockandsuperyacht
services

This report focussonly on development of th843.6ha areaincludingboth the 16&a raised

area andhe 775 ha lowland aredl hereportestimats how this project could bestandalone
developmenthat is not dependant on further development of the additional land potentially
available at East Trinity, nor is dependentnaajorinfrastructure including a new bridge.

The estimate below havédeen drawn up using the best information aldé to the authors,
including from several engineering and other speciali$tss recognised that much more
investigation and resulting data will be required to produce accurate measures of both the
benefits and the costs of this propostilis assuned that all the estimates below include the
various management and investigation costs associated with that actlitfigures ae
intended to be conservative to avoid any inaccurgigpificantly impacting the overall
conclusion.

6.1 Number of land lots available

Conventionatesidential development of detaclebaellings in suburbaprecincts can

yield between 84 lots per gross hectareepending orthe lot sizes adopte A
conservative estimate ofl8ts pergrosshectarehas been adopted for the purposes of
thisestimate. ldwever the yield from such a large parcel of land would likely comprise
a mix of conventional residential and medium and high density residential around
commercial and employment nodékely resuling in an averaggield of greater than
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8 lots/ha. The yield from943.6 hawould likely support a population of 15,000 to
20,000 persons.The above is based on the assumption tha®48l.6 hacould be
recovered and #able for residential purposes, anditlattractive features such as
lagoons and parksis were included in the original Royal Reef Integrated Resort and
Communityproject,would be incorporated.Obviously a proper plan would be much
more complex than this simple averaged approach.

Assumeanaverage 8ots per hafor the total943.6ha:
943.6ha x 8 =7,549Iots in total

Phase 1: develop only tl#223 ha x 8 lots per ha = 1,78%s (See section 5,Inhoting
Considerably more raised land could be made available for immediate development
that would not be required for the estimated 500 ha for spoil plackment

Repeating the note in Section 5.%,way of comparison, CRC Edmonton town centre
master plan2006 states:Based on the outcomes of the environmental anall/S&l

ha of developable land have been identified. The population of the Edmobnton
Gordonvale Growth Corridor could be in the range of 28,508,500 people.The
Trinity Beach suburb is about 300 ha.

An allied question iswhenwill these land lots be availableSeveral comments on

local media have suggested it will take 10 years before the reclaimed land at East
Trinity can be built on.The suitability of reclaimed land for building purposes can be
very different from land tht has been settled for many years. A search on the Internet
reveals thousands of reclamation projeatesund the worldwith results showing
building stars within months, or may be await several years ifitapefitcost analyses
determinehis is the met economic optionA general rule is often noted that the sooner
building starts, the more expensive the preparation costs. A full assessment together
with applicationof modern technologies will be required for East Trinity.ary
modern aidsire avaiblesuch ashose developed Hyr Julie Lovisa from James Cook
University using maths to determine when dredged soil is solid enough to build on.
However, several parts of the 964.3 ha area at East Trinity such as the 168 ha raised
area could be availablfor building immediately, and several parts of the lowland area
are likely toneed little or nacapping or neutralizationlt is normal for a large project

such as proposed to be phased; thehawging fruit is tackled first.

6.2 Land saleprices

RPData information shows there wetd2 relevantresidentié lots sold within 10
kilometresof CBD in the 12 motins from 1 March 2013 to 28 Februé2914. The
average price wa221,000 Similarly, 39residential lots in the Gordonvale area were
priced at an average $143,000. An average of these two prices is $182,000. It is
assumed that 80% of lots will be residential, 20% will be commefsimall shops,
hotels, tourism and the like, but not indie), and that commercial lots will attract a
premium of 50% above residential prices. These figures indicate an average lot price
of $200,000

Access to the Cairns CBD would be vifaat, frequenterry as well asexisting road
with some upgrade#é new bridgeor tunnelproviding much shorter access to the CBD
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as described aboweouldincreaseconsiderablyhe value of these properties, but is not
taken into consideration in this estimate.

This lot sales pricestimate is very conservative as only single detached dwellings are
considered. No consideration is given to attached housargow-rise residential
blocks, all of which would attract higher prigasr area High-rise developmentay
notbe suitabledr this area, in part because of suitability of the ground.

Further support for the view that the sales price estimate is consemwat@eoted in

an article in the Cairns Post, 31/05/2014, by Nick Trompf, Executive General Manager,
New Corp, North Queesland:'After six years in the doldrums, established housing is
bounding back. REIQ figures released this week show Cairns had the highest median
house price growth (5.6 per cent) in Queensland in the March quarter. House prices
in Cairns are materiallyundervalued and with rising rents and low interest rates,
returns are positively geared in many suburbs. With record growth in Sydney and
Melbourne house pricesjvestors are set to return airoves to our region (as they did

in previous booms).Also Deputy Mayor Cr Terry James told a Cairns Chamber of
Commerce lunchBy the end of March, 409 (building) applications had been lodged
this year- 106 more than the last high of 303 in 26lDand 11 9, or 40%, more than

this time last year. The numberefil has been the highest over the past four years"
(Cairns Post, 4/06/2014).

Sales would likely be over a period of several years for a development of thigsize
allowance for the time difference of costs and inconpgosided inSection 6.10

Assumea lot sale average price of $200,000 per dwellotg As noted in Section 5.1,

This raised area would present very desirable views across Trinity Inlet to Cairns City
and the hills beyond. As such, the average price per dwelling lot may be higher than
the estimate&200,000.

6.3 Land salerevenue
Estimate opotentialrevenue:7,549(see 6.1jwellings x $200,000/lot $151 billion
Phase 1Assumerevenuel,784(see 6.1k $200,000 / lot = $357

Experienceé developers have noted they would expect a development of this magnitude
to yield revenues of well over $aillion. The Cairns Post, 23 May 2014, reports
'Paradise Palms (the 153ha properynd golf courseat Kewarra Beach) has been
described as the "mosignificant development site" to go to the market this year in the
Far North. Itis the city's only mast@tanned residential community developed around

a world-class gold course. It is estimated that the full development of the 1400
residential and resort-style acommaodation lots, a0-lot residential housing stage, a
153-apartment lakeside site and acreage could fetch up to $1 billion.

The Carns Regional Council attributembnfidencen the region's growtto the sharp
increase in planningpplications which have risen from 85 in late 2012 to 137 in
November 2013.Cairns housing approvals rose from 36 in January 2013 to 58 in
January 2014, a 61% rise, and 4B36re than the 40 in Decembefhis level of
confidence has been greatly enhanogthe approval of the Aquis licence, supportive
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comments by the Queensland Deputy Premier, Jeff Seeneyexgedtedstart of
construction now only awaiting finaparoval of the Aquis EIS repoftJustin Fung,
director and chief executive of Aquis GreBdrrier Reef Resort, was quoted in the
Cairns Post 31 May'Given the Government's announcement and the advanced state
of the EIS we remain confident of commencing construction in early 20t
following the wet season".

6.4 Estimate of developmentcosts

Many factors need to be considered in order to determine the direct and indirect costs
of using the dredged spoil as part of reclaiming this property. It is not acceptable in
todaybés practice for the ARSI thatrwil Ra&IES t o
contaminants into the soils on which itis laid. Issues for consideration that will require
further investigation and data include:

A The quantity of lime required will depend on the quality of the lime and level
of contamination othe soil;

A The costs of treatment pads, channels, settling basins, bodéscavations
for any permanent mamade ponds/lakes for strategic reburial strategies.

A Methods of treatmentwill depend on soil analysis and environment
characteristics such as gralwater tables and surface and underground water
courses

A Hydraulic separation procedures added to the dredging process sti@am

requiretreatment of concentrated acidic spils

Water soragefor deburiab s u Aghisb@oposednanmade lakesand

Passible reuse ofsands and gravels in the soil to clean aadse on the new

reclaimed site.If so dredging canals and channels may become feasible for

parts of the residential estate.

> >

Given the lack of recent data, the following estimates rely on tungddnistoric
information and comparisons with other reclamations.

Assumeall the initially-proposed 5m M3 ofiredge spoils pumpedto slected sub
area®f the775ha lowland area. For instance, the aregsiiring spoikcouldcomprise
one third of theotal areacovered to a economic treatment and surcharge |dagth
of 2 metres.

More dredging spoil could be available if required and would allow the Trinity Inlet
Channel and basin to be dredged deeper, thus allowing larger cruise ships to dock at the
terminal, with consequent additional revenue for Ports North and Cairns towtist an
potential benefits for Cairns marine industriesind survey data and soil analyseasy

indicate that several parts of ttegal sitewill not requireextensivereclamation verk,

which is the view of several East Trinitgsidentavho are familiar withthe property

6.5 Dredging and pumpingspoil to the site
Estimate $15 per M3 x 5BI=$75m

Phase 1: assuntlee cost to pump thgpoil is the same, eg the suggested 500 ha
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This cost estimate which excludes hydraulic separatiowas provided by Hall
Contracting who recently caried out the Port Douglas channel dredginghe bund
wall betweenthe siteand the Trinity Inlet built by CSR in 1972, remains in good
condition, as does the adjacent road. Minor changes vbeuktuired to the narrow
gap that allows water flow into and out of the siéssuming site development will be
phased, aindicative timeline for major parts of the siteould be:

A Mobilisation 12 weeks

A Dredging 5m M3: 50 to 70 weeks, depending on the borehole
informationanddredging and pumping equipment

A Demobilisation 4 weeks

It is possible that considerably more dredging could be required when all sets of data
and their analyses have been completed, with consequent higher costs. As with all other
estimated costs for this proposal, any major change in cost should be viet@adsn

of its materiality to the overall conclusion, as noted in Section 6.11.

Note: Aquis EIS proposegetiged excavation6t wo cutter suction d
each achieve production ratefabout 650 N / hAt a ppoduction rate df,300cubic

metresper hour, 5MM3 would take about 23 weeks on a 24 x 7 basis, although other
factors such as distance would likely reduce practical production rates, and different
equipment would be required.

Many lessons are also available from the current dreggojgctto produce the second
Brisbane  Airport runway. http://www.bne.com.au/corporate/upgradiymur-
airport/newparalletrunway/nprdredgingreclamatioaworks The website explains:
Brisbane Airport is located on an old Brisbane River delta. This means the underlying
soils are very soft and watery. Signdit preparation work must be completed to
create a solid base for the new runwalo compress the soil and remove the water,
around 13 million cubic metres of sandegjuired from Moreton Bay to be placed on
the runway site.

Other pertinent comments fron dredging engineers includé&Carefully managed
deposition of dredged spoil ashore in reclamation is the optimum way to control the
dredging process and ensure no adverse impact on GBRMPA. Dredged material is all
retained on land and only water meetihg strict release limits for turbidity, dissolved
oxygen and suspended solids is allowed to be released back to th@ioldier words,

only clean water is returned to the sea.'

6.6 Chemical treatment to correct acidity

Treatment of eid sulphatesoils or &6 neut r askthensost tommanly otdd A S SO,
problem concerning reclamation of this East Trinity property.

Levels of acidity in the dredging spoil from Trinity Inlet and basin are invargitag

as a problem that would be so costly and impractical théamation would not be
feasible, concluding thatumping the proposed 5 million cubic metres of spoil in an
extended dump past the Trinity Inlet channel is the only feasible option.
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As noted i the introduction to this section, this report is the only known assessment of
the potential benefits from reclaiming this degraded land that has been carried out since
the 1995 Royal Resort proposal.

The key to achieving potential benefits is aeconomc
solution to fix the acidity problems for both the
existing soil on the property and the dredged spoillt

is unlikely in the extreme that there will be no suitable
technical solution.

Two comparativeestimates of lime treatment to neutralize sp@teobtained $2 - $3

per M3 and $7- $13 per M3. This estimate will asumean average $7 per M3,
recognising that full analysis will be reiged to enable an accurate cost estimate
Comparisons with other projects indicates that the direct cost of lime comprises
approximately 50% of the total cost of treatmehvestigations ¥ Hollings Dames

and Moore 1993Golders Associates 198ddnumerous references and methodologies
describedn Chapter 15 of the Aquis Resort EIS provide a useful starting point to assess
the chemical treatment requirements for themitar to full analysis of samplesoting
treatment pads and environmental procedures are more stringent nawadays

Datacollectedon thespecificASS contamination levels will enable the quantity of lime
to be calculatedAn QDPI study noted 110 ha severely acid @I&C) at thesouthern
end ofthe site with 600 tonne®f sulphuric acid per ha, however, without furtileta
an estimate of $5 has been allowed to neutralize severely contaminateédosagver,
indicative figures are as follows:

Estimatefor lime treatment of capping spoi87 per M3 x 5m M3 $35m
Estimatefor lime treatment taneutralize 110 ha of severely contaminated stbim

Phase 1this calculation indicateshemical treatmens$ the same, ie $40m

However, Phase 1 will assume the average difatia¢écosts understood to be presented
in the draft EIS including dredging, chemical treatment and associated co$ts
between $200m and $250nassumenidpoint of$225m

Similar to the note in Section 6.5,i¢ possible that considerably more capping and
neutralization treatment could be required when all sets of data and their analyses have
been completed, with consequent higher costs. As with all other estimated costs for
this proposal, any major changecost should be viewed in termsitd materiality to

the overall conclusion, as noted in Section 6.11.

Lime canbe delivered by truck and shiQuantities of lime as large as estimated for
this proposal may be economic to purchase in Australia or dneerseas for delivery

by ship, then pumped from the ship onto laifdrucks are used, the estimateS@m

of lime delivered (half the total cost of lime treatmeatt$3 per tonne translates into
400,000 tonnes. Ifelatively small3 axle rigid tru&s were used at their maximum
allowalle load of 23 tonnes, 00,000 tonnes would gelire some 17@0 truckloads;

over a 2year periodabout 25ruck-loads per dayProjecs requiring large quatities

of lime often use truclanddog vehiclesvith muchlarger capacitiesFor instance, one

lime supplier commented th&yc an supply and deliver |
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truck and quad dog. At this stage that is the most effective option of getting lime to the
site. This combination has a pay loackeof ound 32 tons. 0

Stewart HaganGeneral ManagePhoenix Lime Pty Lidnoted:d 6 m sur e t hat
could add value over and above simply supplying lime to the site and would be happy

to be involved in the early stages to develop the most cost effsotiteon to the

potential ASS probletn. Suppliers invariably have expertise that can improve and
expedite resultashen involved at an early stage

Recent comments in the media suggest there could be shortage of lime for a large
project such aproposed, particularly if Aquis goes ahead too. Phoenix stated they
have some 55,000,000 tonnes of lime potential in their new quarry, that is about 100
times the amount that East Trinity may require.

With regard to the availability of lime, Volume 1itbe Aquis EIS, Appendix Q Soils

and Contamination, Soi l and Con©Oatms nati ol
basis, the total lime requirement would be in the order of 105,000 tonnes (about 25,000
tonnes/year over the construction period). We rardirmed with Mirriwinni Lime

that they have the capacity t o Notephely t he
purity of this lime and suitability for the East Trinity requirements are not known.

Chapter 15 of thé\quis EIS report repeats amdo t e s  MiaiwibhnhLéme thas 6

leases at several locations and currently produces 100,000 tonnes of agricultural lime
(aglime) per year. Phoenix Lime has leases across a 3.5 million tonne deposit at
Ootann. Phoenix Lime is currently seeking approwasupply 350,000 tonnes of lime

per annum to the NORNICO nickel project. Additional smaller operators supply lime
from | eases in the Mt Garnet, Al maden and

Chapter 15 further addé: 1 5. 4 . 4 R e sTheadmaaageménimgmadtreatment of
ASS to mitigate potential environmental impacts is a mature process that has commonly
been adopted for grourttisturbance projects in the Cairns Region and for lake/water
developments of a similar size elsewhere along thee@sland coastline. With
appropriate  management there is not expected to be a significant residual
environment al i mpact . 0O

There have been numerous investigations and reports written re@tifagst Trinity

soil. The Brannock Humphreys EIS report 1995daded:'However, the adopted
strategy of treating all soils on the site or having acid producing capacity, combined
with a testing program during the excavation and treatment phases will ensure efficient
management of any acid sulphate soils on the s@ection 5.4.Inotes'..samples of
dredged material....(from)..the main channel in Cairns Harblmad to the conclusion
that'lt is evident from this analysis that the composition of the material will form an
engineered fill of sufficient quality fanost, if not all, the bulk fill requirements of the
East Trinity site.'

Recent omments frongeotechnical mginees include 'The potential amount of acid
present is a function of the volume of acid soil sulphate present and likely to be changed
from anaerobic to aerobic conditiondf the fill soil placed over the site is limed then

the natural soils in place will not be exposed to aerobic conditions and there should be
no requirement for treatment. If the QDPI study is accurate, the $3fmatewould
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be the treatment costThat cost depends mostly on the total acidity of the proposed
dredge spoil. There may also be other associated costs such pe-development
investigations and monitoring costs during implementatidime process of testing,
liming and validation testing of acid sulphate soils is a very common, accepted and
proven practice.Every project in Queensland where excavation occurs below RL5m
AHD requires an Acid Sulphate Soil Management Plan (ASSMP). The Department of
EnvironmentConsulting Engineers, Contractors and regulators are all very familiar
with the process and these ASSMP and their implementation is widesgreeal
experience dealing with soils of this nature inclsBliewater Canal Estate and Trinity
Park6

6.7 Preloading to expedite spoil settlemen(if necessary)

These potential costs are often included with the other treatment. However, assuming
a worst case, the following is estimated:

Assume preloading cost: 32000 per k.

Assumeone thirdof propertynearest the inletequires preloadingp 2m depthwith
preloading depth teering off sharply towards thesten boundary

Preloading estimat&200000 per ha X775 ha x1/3) = $52m

Comments from geotechnicalnginees include 'Preloading is undertaken to
accelerate potential settlements so that by the timeibgilcbmmencethe movements
associated with buling have been largelstopped Preload requirements and costs
depend on many factors such as the depth ofosafompressible material, the load
intenced to be appliedand the timeframe apphg the preload- an earlier start
requires earlierpreloading to be completedFor residential estates in estuag
environments whersay 2metresof soft clays are prent, then preloads are typically
about 2 metres high to complete consolidation oaout18 months. Assuming 2
metresof soft clay ad a 2metre high preload, the earthworks would involve plggcin
shaping and then removal 00000 cubic metres per heota Cost of placing and
removing on site or dredged matdsds typically about $1@er cubic metreThis
indicates preloading costs of about0RR000 per hectareThere arealsoinvestigation,
monitoring and engineering costs.

6.8 Site infrastructure costs
Estimate $70,000 per lot%549lots =$528m
Phase 1: assume infrastructure costslgiesire same, ie $70,000 x 1,784 lots = $025

This estimateassumes a recent averagebb0,000 per lot for development costs plus
headworks and related charges for infrastrucs®20,000 per lotThese figures were
provided by a Queensland consultant with very considerable experience in this field
and local knowledge The site infrasticture cost clearly is the largest single cost for
this stanéalone project. However it is probably the easiest figure to verify as numerous
other large scale developments have been completed in Australia to compare against.

There are many authoritativeeports that note infrastructure costs arenanessarily
high due to excessive and overly complex federal, state and local government

Dredging Trinity Inlet and Reclaiming East Trinity- a Win-Win-Win Solution Page25



regulations and delaysFor instance,lte Productivity Commission report, Planning,
Zoning and Assessment6 May 2011 notes:'The greatest coqof infrastructure]
depends on the jurisdiction and development type. In Queensland, the infrastructure
costs dictated by the State Government are exorbitant for certain development (eg
$93,000 for a medical centre with $700,088hstruction cost), generally though the
increased cost of required consultants for the spiralling different disciplines required
by most councils is probably the greatest cost. Council requiring too much
information/consultant reports up front to assad3A, which is a financial burden for
clients to have prepared before they have any certainty about whether a development
is DA feasible. Especially onerous for home owners with small renovations there can
be a huge list of required reports apart from lzagians and elevatior$ eg arborist,
surveyor, hydraulic engineer/drainage, BASIX, heritage, waste management,
environmental statements, photographic report, colours/materials sample board,
landscape plan, erosion management, eftis issue is addressén partin Section 8
Indicative Project Timd.ine.

6.9 Cost of purchasing the943.6ha site

Currently the site is gignificantliability to the Queensland State Governmete

site's very degraded an@#ardous state is described ieacBon 2 The State paid a
substantial amount to the National Westminster bank to avoid litigation and take
ownership and has thus incurred large ongoing maintenance costs. |If thisadtered
project proposal is completed, it will be because a developer decides a commercial
project such agshis proposalcould yield a competitivdevel of profit: it is this
developer'salculation that willprimarily determine the value of the site.

Advice has been received thairmal valuation methods are not suited to this unique
situation. In practice the site'svalue will be determined by negotiatidbetween a
willing buyer and a willing seller’ As noted in theSection 7 Implementatiora
successful developer would need to be convinced thatctineent plethora of
regulations relating to the site woutwt prevent or detract significantly frotheir
planned development

The Ports North EIS is required Rrovide descriptions of all feasible alternative land
based spoil disposafsee ®ction 3). This assessmeag well as the many previous
reports relating to this siteas noted aboveshould provide much of th&chnical
information needed to produce a costeatential project plan for this standlone
proposal. Thisssueis alsoaddresseth section 7 Implementation.

An initial figure for the sale pricef this 943.6ha property of6100mis assumedor
this benefitcostestimateon the basis that th@mountwould:

Cover all costs incurred by the state

Yield a significant profit for the t&te

Possiblybe consideredaffordable by a developebeing less than 7% of the

low estimate of potentiakvenue

Recognise thato curren 'valuation' method is likely to produce an acceptable
figure; and

As nopotential project plan has been produced to date, there is no other figure
or rationalecurrentlyavailable.

> > D>
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The Queensland State would separate the 500 ha understood to be required for spoil
placement, and use half of the residual 446.3 ha, ie 223 ha, for Phase 1 development. The
State would sell the 223 ha for a nominal amount to a devetwpite conditiorthat the
developer will pay for all the dredging, spoil treatment and associated costs to place the
dredging spoil on the approximately 500 ha of land identified for placement of the spoil.
The costs estimated, as noted below, are $115m. But if accastteg is higher, then
additional land over could be sold in Phase 1. This estimate for Phase 1 will assume the
average of the costs understood to be presented in the draft EIS, ie between $200m and
$250mi assumehe midpoint$225m.

6.10 Financial csts

This reclamation ancetated projects would likely be phasaekr severayears. Many
costs would be icurred ahead of revenue streams, although dpwetnt could
commence on the 168 raised areas soon as approvals are granted laefdre the
lowland area reclamation is completed.

This project would require considerable-fupnt finance before any return. This is
normal for most projects of this naturdevelgers and their financiers normally plan

for loan finance beforeevenues occurAny prospective developer(s) as well as their
financiers would require a high level of assurance that governmental approval processes
and decisions would be made efficiently and not rescinded@sened with the Royal

Reef Resort projectDiscounted cash flowith net present valuegould be used for all
projects of this natureThe $103n allowancebelowclearly is a very simple anahly
indicative approximation.

Assume all project costs attract financing fees average 2 years ainGebést rate.

Total costs (see figures above): $75m+$35m+$5m+$52@885$100 = $795m
Assume financial costs7$5m x awerage? years@ 6.5% interest rate $108Bm

Phase 1: assume developer can commedergelopmenshortly, so low financial costs.

6.11Total benefit-costestimates

Stand-Alone Project Benefitsand EstimatesCosts | $ millions
Indirect Benefits see Section 9 Conclusions \
Direct Benefits | Estimate of revenuefrom land sales | $1,510m
Costestimates | 6.5 Dredging and pumping spoil $75m

6.6 Chemical treatment $40m

6.7 Preloadhg (if necessary) $52m

6.8 Site infrastructure $528m

6.9 Cost topurchase 943.Ba site $100m

6.10 Financial $103m
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| LESS: Estimate total costof development | $398m

Direct benefit-costestimate | $612m

As noted above,liously this estimate is not accurabet the estimatedbenefitcostis large
enough to accommodate significant changes.

The estimateof total land sales, $1.51 Bn, is considered by real estate professionals to be
conservative. The site infrastructure estimated cost, $0.528 Bn can be compared with
many other large developments and shown to be comparableThe other five cost
estimates may be less accuratbut are much less material to the overall conclusion.

It should be noted that an alternativenefitcostcarried out for only the 775 ha of lowland
area indicates a lower, but still very substanbiahefitcost Theindirectbenefits are the same
for both.

An alternative approachfor this proposal would be to divide the totabject into two distinct
phases. Details are provided in Section 9 Conclusions, and the report Summary.

7. Implementation

Implementatiorof thisstandaloneprojectwould hae several components, generally as listed
below. It is recognised that planning processes in Queensland have become extremely
complex. Further, it imssumed that the promises by Prime Ministeny Abbott and
Queersland Premier Campbell Newm&ano mi ni mi se excessive O0red
implemented in time for the bulk of this a similarproposadb s i mpl ement ati on

7.1 The Queensland Coordinator Geneshbuld first approvehe Port Northdraft EIS
afterascertaining the report complies fully with the terms of refereheeal, Stateand
Federalsupport for placing the dredging spoil on lamidl be the key factor.If the final
EIS reportis sufficiently supportive of this proposedr a similarreclamation and it
receivesappropriate political support, then:

7.2 The Queensland State Governnwvaititneedto ascertairiheapproximatevalue of thé
943.6ha poperty. As noted in &tion 6.9 a valuation estimate should be determined as
part of a rigorougpotential standalone project plan- without aplan that includes the
possibility of sale of the land, it could be argued the land is a liabdlitie Queensland
State ownersyith anegaive worth The first and most urgent task will be to appoint a
team of very experienced specialigisdevelopone or nore potentialstandaloneproject
plars, includingcritical pathstime-linesand credible benefitost analyse Issues relating

to Native Title will need to be addressed, as noted in Section 2, possibly including a Cultural
Heritage Management PlarConsiderable information is already available to assist and
expedite development of this project plan includingotimation presented in the Ports
North EISRepat; the Brannock Humphreys Royal Reef IAS study, May 1992, and EIS
report October 1998he East Trinity Masteplan and Prefeasibility Study undertaken by
Ports North consultants ARUP on behalf of DEEDI (Depaerit of Employment,
Economic Development and Innovation); atite Aquis EIS report and subsequent
preparation and negotiation preses The current State budget has amadlecatedunds

to pay for this project plan assignméseée Section 4)1
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7.3As noted above, a key part of the potential project plan will be thelitieSection 8
presents an indicative project tirnee with several criticataveats

7.4 When theQueensland State Governmeateives the potential project pl(ah it will
be in a position to decide on a course of actisetithe943.6haas soon as possibld@he
buyer(s)could be one or more developéiacal or overseas such as Chingese)possibly
the Cairns Regional Council as an interim step towards private dvipsrsthesale and
developmenprocess such as rezoniagd some infrastructurean be managed locally
Any developer(s) would need pooducetheir ownplans probably based on amabdifying
the State Government's p(ah have the planapproved, and be assured thatfurther
requlations wouldsignificantly affect the viability of th& plans This step should be
expedited taninimise any delay in completing the Trinity Inlet and bab®dgingand the
resulting benefits to Cairns

7.5 The State Governmeahd Cairns Regional Counsihould provide credible assurance
to prospective developers as well as Cairns leading organisatiussnessesand
communitieghat the State wilkxpedite

A Removal ofnonessential 'red and green taps' promised bfrime MinistefTony
AbbottandPremierCampbell Newman

A Optimisation and simplification oflll currentrelevant rgulatory processes and
decisioamaking and

A Confirmation that n@ubsequent decisiomsll be based on different criteria (‘shift
the goalpostsjhat stymie or delay Cairns developmerats happened with the
Royal Reef Resofsee Section 2)

7.6 Any major prospectivedeveloper's confidence wile enhancedconsiderablywhen

they areconfidentthatalongtermo6 b g g ta c glan ®oreCairngs beingdrawn upas a

matter ofurgencyandin parallel with thisstandalone project planning The 943.6 ha
development operations should be able to commence under existing schemes before the
new longterm plan is agreed, in particular the dredgiBgvelopment on the 168 ha raised

area could begin as soon as approvals are completed without waiting fapaihy
placement this would expedite the project cadlow. The possibility of developing
additional land at East Trinityould need tawait completion of the Cairhengterm pan.

7.7 Drawing on experience elsewhere, arrangements to comple@aihislong-term gan
should include:

A Appointinga Boardas soon as possilie oversee development of the Cailorsy-
term plan. Members of this Board should include representation &lbmmajor
groups in particularthe Cairns Regional CounciPorts North, Cairns Airport,
Cairns Hospital, Queerastd Transport Cairns office, James Cook University
Cairns Chamber of Commerce, Advance Cairns and Cairns commuriiate
and Federal representatishould beequested to assist the Boasirequied.

A Critical to the success of this Board will be the selection of the Chair. A highly
credible person will be essential a wise, experienced, pragmati and very
successfulocal person
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A The Board's first task would be haveterms of referencdraftedfor a report to
assess relevant issuessess previous plardraft a set of strategic options and
present goreliminary assessment of each optioA. leadconsultant should be
selected to produce thtial report, including regular briefingRegular but not
excessiveconsultationwith a wide range of stakeholders will be essential, as will
a policy and practice of transparency.

8. Indicative project time-line

There will be a critical path for thig@ect which should betart as sooas possible Every

week that the start of the critical path is delayed will be another week that the many benefits to
the Cairns community and businesses from this project will be deldyedtimeline for this
proposed, or a similastandalone projet should starimmediately

As noted in Section 7.®xcessive regulatiomd overly complex processinvariably cause
many negative results: excessive and unnecessary costs, delays, cancelled projects and failure
to achieve benefits for businesses and the community.

The indicative timdine below starts by expediting processnd/or project(s)o assesghen
implemen improvements to, all regulations that effect theesp of delivery and benediof
development projects in CairnsSome of the 'fast track' approaches adopted for the Aquis
developmentnay be applicable.

The timeline below assumes thaverypracticalpossbility to expedite this projeds applied.
Clearly the tasks and tirlene suggested in the table below are not complete or acamdte
indicative’ only.

Year | Month Task
Ongoing| All levels of government expediteassessment of, and improvements
to, all regulations that effect the speed of deliverybenefit-costs and
risks of Cairns development projects. This should include:
- Excessive 'red and green' tape
- Regulatory frameworks, building and related standards
- Approval processes, compliance, fisksedapproval and
inspection regimes
- Delegated responsibilities
- Adoption ofappropriatebest national and international practices
Sept - Coordinator General receives Ports North draft EISReport
2014 | Dec - EISassessedgainsttEIS TOR after formal submission (note: interir
assessments are normally carried out, so the fdemsadubmission
should have most, if not all, queries resolved)
- EIS report eleasdor public consideration and submissions
All EIS queries resolved, submissions considered
EIS assessment report delivered to State Government
Specifications to develop a project plan drafted
Queensland State Government approves final EIS
- Tenders called for assignmentgepare groject plansee 7.2jo
establish options and value preparation fothe sale of the 943.6 ha.
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JanMar

- Project plan tender awarded

- Preparation for sales process, utihg alerting potential buyers

- Project plan report first phasielivered in March, including
preliminary assessment, options, projected {iime, regulatory
requirements, cost estites and indicativeite sale price

- Call for tenders for dredging and associated workin compliance
with Queensland State Government procurement policies

Apr-Jul

2015

- Final project plan report delivered

- Dredging tenders received, contractor selected based on price,
capability, experience andability to start and complete dredging at
the earliest time

- Pretreatment operatiorisland treatment pads and infrastructure

- Dredging operations commence

- Cruise operators invited to include Cairns CBD in their schedules
larger cruise ships (most cruises are planned at least one year in
advance)

- Site sles process: prospective buyers selected, negotiation starts
- Prospective buyers shorlisted; short-list buyersinvited to submit
project plans

Aug-
Sept

- Dredging operations start(see 6.5)

- Some associated site preparation activities staparallel (chemical
treatment, any proading, infrastructure)

- Shortlist project plans assessed

- Negotiations with shotlist buyer(s)

- Preferred buyer(s)' project plan(s) apprav@tbte: plans would likely,
be phased over several years)

- Recommendation to State Government to sell site to preferred bu

Sept

- State Government approves sale to preferred buyer(s)

- Site sale completed, ownership transferred

- New site owne(s) commencesmplementation of approvedproject
plans, including dredging and spoil management plan

2016 | Oct

- Trinity Inlet and basin dredging completed
- larger cruise shipsoondock at cruise terminabther operations
requiring deeper channsgfart shortly
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0. Conclusions

Several caveatare notedhbove Directbenefitcossfor this proposedtandaloneresidential
proposabn the Queensland Statened 943.tha site at East Trinitgre estimated as follows.

Direct Benefits | Lot sale revenue estimate $1,510m
Cost estimates | 6.5 Dredging angumping spoil $75m
6.6 Chemical treatment $40m
6.7 Preloadingif necessary) $52m
6.8 Site infrastructure $528m
6.9 Cost to purchase 943.6 ha site $100m
6.10 Financial $103m

LESS: Estimate of total costof development $898m

Direct benefit-cost estimate $612m

Obviously this estimate is not accuratait the estimatedenefitcostis large enough to
accommodate significant changes without effecting the overall conclusion.

The lot sale estimate, $1.51 Bn, is consideredelay estate professionals to be conservative.
The site infrastructure estimated cost, $0.528 Bn can be compared with many other large
developments and shown to be comparable. The other fivestsiates may be less accurate,

but are much less material the overall conclusion.

Indirect benefitavould include

Provide a more beneficial alternative to dumping the dredging spoil at sea;

Enable a solution to fix the Statevned degraded land at East Trinity;

Create major associated benefits for Caommmunity and businesses;

Avoid Ports North and/or the Queensland State Government needing to use
taxpayers funds to pay for the cost of the dredging;

Make a major contribution to accommodating the Cairns population growth; and
Expedite realisation of majdenefits projected for the vital Cairns Shipping Project
and other Cairns maritime and related industries.

rwn R

oo

Key conclusiosfrom this very positive benefitostestimateare,the State Government

1. Now has an excellent opportunity to fulfil its electipromise to complete dredging
the Trinity Inlet channel without using taxpayers funds;

2. Could transition their degraded property at East Trinity to a valuable residential
area, incorporating spoil dredged from the Trinity Channel; and

3. Should immediately commission preparation of a detailediplaarallelwith the
EISto avoid delays in the achievement of the many potential benéfiis.plan
should includea critical pathand full consideration of the proposal outlined in this
repot, as well as information from the EIS studies and report.
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An alternative approachfor this proposal would be to divide the total project into two distinct
phases:

Phase lwould comprise:

a. The Queensland State would separate the 500 ha understood to be required for spoll
placement, and use half of the residual 446.3 ha, ie 223 ha, for Phase 1 development.
The State would sell the 223 ha for a nominal amount to a develoghe condition
that the developer will pay for all the dredging, spoil treatment and associated costs to
place the dredging spoil on the approximately 500 ha of land identified for placement
of the spoil. The costs estimated, as noted belowgErBm This estimate for Phase
1 will assume the average of the costs understood to be presented in the draft EIS, ie
between $200m arfR50mi assumeb225m and

b. The Queenslandstate would expediting the regulatory processes to enable the
developer to commencesidential development of the 2ha at the earliest time. The
estimated benefitost to the deeloper would be a profit of $7.

Phase 1Project Benefits andEstimatesCosts | $ millions
Indirect Benefits: see Section 9 Conclusions \
Direct Benefits | Estimate of revenue from land sales | $357m
Costestimates | 6.5 Dredging and pumping spoil $225m

And 6.6 Chemical treatmefdee a. above

6.7 Preloadingnotnecessary) 0

6.8 Site infrastructure $125m

6.9 Cost to purchase 943.6 ha site 0

6.10 Financial 0

LESS: Estimate total cost of development $350m

Direct benefit-cost estimate] $7/m

Phase 2vould complete the project as propdsdsewhere in this report, over and abtwese
components involved in Phase 1.

The key benefits of this phased approach would be:

a. Cairns communities and business would be to enable dredging to commence at the
earliest time, and expedite all the relalbeshefits noted elsewhere in this report.

b. The Queensland State Government would be to avoid any further payment for
this project using tax payers funds, to resolve the high level of pollution on their
East Trinity property, and minimise current costs agting to rectify the
polluted areas on their land.
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