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1 Introduction 
1.1 Background 

28 South Environmental Pty Ltd (28 South) was engaged by Old Pub Lane Pty Ltd (the 

Applicant), to advise on ecological and environmental planning matters regarding the 

expansion of the existing Swim School at 43-47 Old Pub Lane, Greenbank. The Development 

Application (DA) is for a Preliminary Approval for Material Change of Use (MCU) to vary the 

effect of the Greater Flagstone Priority Development Area (PDA) Development Scheme

(Development Scheme) in accordance with the proposed Masterplan. The property is more 

properly described as Lot 1 on RP184067 and is a total of 2.01 hectares (referred to herein as 

‘the Site’). The Site is located within the Logan City Council (LCC) Local Government Area 

(LGA) and also falls within the northern component of the Greater Flagstone PDA. The locality 

and context of the Site is illustrated in Attachment 1 and 2.

The Masterplan of Development is for Health Care Services, Business (Vet), Warehouse (Self-

Storage Facility), Shop (Pet supplies shop), Child Care Centre and Indoor Sport and 

Recreation (Gym and Swim School) (referred to herein as the ‘Old Pub Lane Commercial 
Precinct’). Collectively, the development subject to the DA constitutes the “proposed
development” for the context of this report. A 30m wide buffer from the western boundary will 

be retained as part of the proposed development. It is understood that this component of the 

Site will be subject to land resumption by the Department of Transport and Main Roads and/or 

Queensland Rail for future rail corridor realignment works. The proposed Masterplan is

included in Attachment 3. The character of the areas proposed for development is shown in 

Plates 1 – 26. The extent and layout of the proposed development was informed through 

consideration of multiple factors, including the results of desktop and on-ground ecological 

and environmental planning investigations. The ecological investigations were undertaken in 

parallel with other relevant studies (e.g. economic, engineering, traffic etc.) to define the 

proposed Gross Floor Area (GFA) associated with the Old Pub Lane Commercial Precinct

and its associated volume of carparking.



1.2 Planning Context

The Site is located within the northern component of the Greater Flagstone PDA and is 

therefore subject to the provisions of the Development Scheme rather than the LCC Planning 

Scheme. The Site is zoned within the Development Scheme as an Urban Living Zone; close 

to the identified “Potential Rail Station” located in the far north of the PDA. The Site falls outside 

of any community greenspace network mapping; biodiversity corridors or potential greenspace 

areas as illustrated in Map 4 of the Development Scheme (Attachment 4). The Site is

proximate to areas mapped as supporting “Vegetation” on Map 6 – Natural Values of the 

Development Scheme (Attachment 5); however, does not appear to support this mapping 

within the Site1 or other mapping overlays within Map 6 – Natural Values. The western

component of the Site, adjacent to the Interstate Railway corridor, is mapped as being within 

a Rail Buffer Area on Map 7 – Development Constraints (Attachment 6). No other 

Development Scheme constraints are mapped within the Site.

Within the Urban Living Zone, the proposed development is considered to be permissible 

development under Table 2: Levels of Assessment of the Development Scheme. 

In addition to the Development Scheme, the proposed development is subject to 

environmental planning legislation and policy at the Commonwealth and State levels.   

1.3 Purpose of this Report

The purpose of this Ecological Assessment Report (EAR) is to provide an assessment of the 

proposed development against relevant ecological and environmental planning legislation, 

policies and instruments at the Commonwealth, State and Development Scheme levels.  The 

EAR achieves this through: 

i) desktop assessments;

ii) field studies (methodology and results);

1 The PDA Development Scheme map is difficult to review at the scale provided in Map 6; however, the mapped 
“Vegetation” appears to align with mapped regulated vegetation to the north of the Site. 



iii) determination of potential impacts of the proposed development on ecological 

features within and adjoining the Site

iv) assessment against the Environment Protection and Biodiversity Conservation Act 

1999 (EPBC Act);

v) assessment against the Nature Conservation Act 1992 (NC Act);

vi) assessment against the Development Scheme and associated environmental 

guidelines including:

a. Environmental values and sustainable resource use - PDA Guideline No. 14;

b. Remnant vegetation and koala habitat obligations in Greater Flagstone and 

Yarrabilba PDAs – PDA Guideline No. 17; and

c. Development interfaces – PDA Guideline No. 18

vii) a method 1 bushfire risk assessment of the proposed development;

viii) recommendations for measures to avoid, minimise and mitigate potential impacts 

of the proposed development on environmental values within the Site.

This EAR is intended to form part of the overall package of material to support the proposed 

Masterplan. This EAR is not to be relied upon by any other party for commercial purposes. All 

parts of this EAR are to be read together, including attachments and figures. Further detail on 

other technical elements of the proposed DA can be found in the corresponding technical 

reports accompanying the Applicant’s submission to Economic Development Queensland 

(EDQ). 

This EAR considers historical clearing events and agricultural practices within the Site and 

takes into consideration potential impacts on Matters of National Environmental Significance

(MNES) and Matters of State Environmental Significance (MSES) as well as temporally 

relevant policies, guidelines and codes. 



1.4 Historical Context

The Site and the broader locality have been subject to extensive broadscale clearing and/or 

vegetation thinning in recent decades as illustrated in Attachment 7. A review of historical 

aerial photography from 1955 to 2019 identifies the following:

In 1955 photography it is evident that the Site was well vegetated, with Pub Lane 

occurring as an unsealed access road without the curved deviation created for the 

Sydney-Brisbane (Interstate) rail overpass which now exists. Properties to the south 

and east of the Site were by this stage subject to broadscale historical clearing.

In 1970 photography it is evident that Site remained well vegetated with the general 

locality being subject to further broadscale clearing; particularly to the north-west of 

the Site. Pub Lane remained an unsealed access road. 

In 1982, photography indicates evidence of selective clearing in the eastern portion of 

the Site and adjoining the Site to the north-east. Intersecting with Pub Lane, Lance 

Road was established and extended south/south-west, with a number of residential 

dwellings being built south of the Site.  The broader area surrounding the Site was 

subject to further clearing.  Notably, south of the Site a large powerline easement was 

established, traversing the locality from north-west to south-east. Pub Lane remained 

as an unsealed access road. 

In 1993 photography it is evident that the existing residential dwelling had been

established within the Site. Additionally, the property adjoining to the north was subject 

to broadscale clearing and selective thinning. Pub Lane was predominantly sealed.

Though the rail overpass had not been established, the Pub Lane deviation was largely 

cleared along the northern boundary of the Site. Generally surrounding the Site to the 

north and south, residential development was further consolidating.

In 2002 photography it is evident that the curved deviation for Pub Lane to the north of 

the Site was established to accommodate the rail overpass. The immediate locality of 

the Site appeared to be regenerating with dense regrowth and scattered relict trees 

evident. Significant vegetation thinning was evident in the land west of the Site, with 

numerous pockets of residential development.



In 2009 photography it is evident that the Site remains vegetated. The immediate 

locality had undergone further broadscale clearing and bulk earthworks, particularly to 

the north-east for the establishment of the Greenbank Shopping Centre complex and 

to the north-west for residential development (now heavily consolidated throughout the 

area). A second high-voltage powerline easement is shown to the north of the 

previously-existing easement, turning to the north and passing close to the Site’s 

western boundary.  

The most recent aerial imagery (2014, 2018) illustrates the establishment of the 

existing swim school building and associated carpark.  Elsewhere within the Site, 

vegetation is retained and allowed to regenerate from the 1980s clearing event. The 

broader locality remains reflective of 2009 photography with the exception of further 

earthworks to the north-west for a residential subdivision and to the east adjoining 

Teviot Road for the ‘Everleigh’ estate. 



2 Statutory Environmental Matters for Consideration 
Ecological values and ecologically important areas for the proposed development have been 

defined with reference to Commonwealth and State environmental legislation, as well as the 

provisions of the Development Scheme. A summary of relevant statutory considerations is 

provided below. 

2.1 Environment Protection and Biodiversity Conservation Act 1999

The Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) provides the 

legal framework to protect and manage nationally and internationally important flora, fauna, 

ecological communities and heritage places. These are defined under the EPBC Act as

‘Matters of National Environmental Significance’ (MNES). Under the EPBC Act, a referral to 

the Department of the Environment and Energy (DoEE) is required if the proposed 

development gives rise to a Significant Impact on any MNES. The determination of whether a 

Significant Impact will arise is made with reference to the MNES Significant Impact Guidelines 

1.1 (DoE 2013)2 and other EPBC Act policy statements.

A search of the Protected Matters Search Tool (PMST) indicates the likely or potential 

occurrence of MNES in the locality (Attachment 8). A search of the Department of 

Environment and Science (DES) Wildlife Online database provides confirmed records of 

MNES within the same search radius (Attachment 9).

2.2 Nature Conservation Act 1992

The Nature Conservation Act 1992 (NC Act) established approval triggers and an assessment 

process for clearing protected plants. The Site is not located within a mapped “High Risk 

Trigger Area” (Attachment 10). Despite this, a detailed botanical survey was undertaken on 

27 November 2018 to identify the presence of protected plants and/or suitable habitat within 

the Site.

2 Including significant impact guidelines for individual threatened species, groups of species and threatened ecological communities (refer 
http://www.environment.gov.au/epbc/publications/guidelines.html). 



Potential impacts to fauna species listed under the Nature Conservation (Wildlife) Regulation 

2006 (NC Reg) will require assessment for any residual impacts associated with the Old Pub 

Lane Commercial Precinct. 

2.3 Matters of State Interest

Environmental matters of State interest relevant to the Development Scheme are discussed 

in the following sections. 

2.3.1 Greater Flagstone and Yarrabilba – Viable Remnant Vegetation

A review of the Regulated Vegetation Management Map (RVMM) and Vegetation 

Management Supporting Map (VMSM) indicates that the Site is entirely mapped as Category 

X vegetation (Attachment 11), with no remnant vegetation existing within the Site.   

2.3.2 Guideline 14 – Environmental Values and Sustainable Resource Use

PDA Guideline No. 14 Environmental Values and Sustainable Resource Use (Guideline 14)

outlines values and strategies for protecting the environment and optimising resource use in 

PDAs. Guideline 14 requires development within a PDA to consider relevant Commonwealth 

and State Government environmental legislation and planning policies in addition to areas 

noted as being of environmental significance within the PDA’s Development Scheme and the 

inherent environmental values identified within the Site through ecological assessments.

2.3.3 Guideline 17 – Greater Flagstone and Yarrabilba – Koala Habitat

PDA Guideline No. 17 Remnant vegetation and koala habitat obligations in Greater Flagstone 

and Yarrabilba PDAs (Guideline 17) outlines the obligations for development which will result 

in the clearing of “koala habitat”; areas identified as Koala Bushland or High and Medium 

Value Rehabilitation Habitat under the State Planning Policy 2/10 (SPP) Koala Habitat Value 

Mapping (Koala Habitat Mapping). 

The Koala Habitat Mapping (Attachment 12) shows that the Site is mapped as Medium Value 

Rehabilitation Habitat. An assessment of the proposed development against Guideline 17 is 

provided in Section 7.3.  



2.3.4 Guideline 18 – Development Interfaces

PDA Guideline No. 18 Development Interfaces (Guideline 18) outlines the development 

considerations which should inform the planning and design phase of a project to ensure that 

potential impacts are reduced to an acceptable level through the PDA. Development should 

consider ecological values at the land use interface and be informed by an ecological 

assessment. 

2.3.5 Bushfire

The proposed development will require assessment of bushfire hazards as the western extent 

of the Site is mapped within the Potential Impact Buffer on the State Planning Policy Natural 

Hazards Risk and Resilience mapping (Attachment 13). It is noted that no Potential Bushfire 

Intensity Mapping occurs within the Site.  

A bushfire risk assessment is provided in Section 5 of this EAR.

 



3 Flora Assessment 
3.1 Desktop Assessment and Survey Methods

The Site is located on sedimentary deposits of early Jurassic age and is situated on relatively 

flat topography, falling slightly from east to west. The pre-clear Regional Ecosystem (RE) 

mapping shows that the Site historically supported a mix of REs 12.9-10.2/12.9-10.12/12.9-

10.7 at a ratio of 50/30/20 respectively. These REs are described by DES as being: 

Least Concern RE 12.9-10.2: ‘Corymbia citriodora subsp. variegata open forest or woodland usually 

with Eucalyptus crebra. Other species such as Eucalyptus tereticornis, E. moluccana, E. 

acmenoides and E. siderophloia may be present in scattered patches or in low densities. 

Understorey can be grassy or shrubby. Shrubby understorey of Lophostemon confertus (whipstick 

form) often present in northern parts of bioregion. Occurs on Cainozoic and Mesozoic sediments’; 

Endangered RE 12.9-10.12: ‘Corymbia intermedia, Angophora leiocarpa, Eucalyptus seeana +/- E. 

siderophloia, E. tereticornis, E. racemosa subsp. racemosa, C. citriodora subsp. variegata

woodland to open forest. E. seeana and Lophostemon suaveolens are often present as sub-canopy 

or understorey trees. Occasional Melaleuca quinquenervia on lower slopes. Does not include areas 

dominated by Eucalyptus racemosa subsp. racemosa. Occurs on Cainozoic and Mesozoic 

sediments’; and

Of Concern RE 12.9-10.7: ‘Eucalyptus crebra +/- E. tereticornis, Corymbia tessellaris, Angophora 

leiocarpa, E. melanophloia woodland. Occurs on Cainozoic and Mesozoic sediments’. 

The PMST data (Attachment 8) indicates the potential occurrence of MNES plant 

communities and species in this locality. The Wildlife Online data also indicates confirmed 

records of Endangered, Vulnerable and Near Threatened (EVNT) species in the locality 

(Attachment 9). Conservation-significant species identified by these database searches were 

targeted during Site surveys. 

Baseline botanical assessment was undertaken by ecologist Rebecca Freese of 28 South on 

27 March 2019. Weather conditions were considered adequate for the level of ecological 

assessment undertaken. Surveys involved: a complete traverse of the Site; the spatial 

mapping of any and all significant or native habitat trees within the development area; and

vegetation community and habitat assessments.



Surveys also involved an assessment to determine whether the Site:

supported vegetation was analogous with Threatened Ecological Communities (TECs)

identified as MNES under the EPBC Act;

supported any plant species identified as MNES under the EPBC Act;

was appropriately represented within the RVMM;

supported EVNT plant species; and

supported plant species or communities which were otherwise of conservation interest.

3.2 Survey Findings

The Site supports an existing Swim School with associated carparking as well as an existing 

central dwelling. The remainder of the Site is well vegetated and can be described as a single 

vegetation community with minor variations relating to landscaping species surrounding the 

house and a younger cohort in the eastern corner of the Site. The western corner of the Site 

contained two (2) man-made waterbodies. The western component of the Site supported dis-

used access trails into the vegetation community.  

Generally, the Site supported an open forest dominated by semi-mature to mature Corymbia 

citriodora subsp. variegata (spotted gum) with associated Corymbia intermedia (pink 

bloodwood), Eucalyptus seeana (narrow-leaved red gum) and Angophora leiocarpa (rusty 

gum) and suppressed Corymbia tessellaris (Moreton Bay ash) and Eucalyptus tereticornis

(Queensland blue gum). The sub-canopy was moderately dense with Allocasuarina littoralis

(black she-oak) dominating and Alphitonia excelsa (red ash) and Acacia disparrima (hickory 

wattle) also present. The shrub layer contained regenerating species of eucalypt present 

within the canopy as well as juvenile red ash, hickory wattle and patch incursions of Lantana 

camara* 3  (lantana). The understorey was variable. Generally, the understorey can be 

described as supporting native grasses and forbs such as Imperata cylindrica (blady grass), 

Entolasia stricta (wiry panic), Eragrostis brownii (Brown’s love grass), Lomandra confertifolia 

3 * denotes non-endemic or exotic plant species



subsp. pallida (a mat-rush) and Goodenia rotundifolia (star goodenia) at sparse densities. Leaf 

litter, particularly ‘needles’ from the black she-oak was prevalent in some areas. Patch 

infestations of pest plant species occurred in areas of historical disturbance such as near the 

two waterbodies, along each Site boundary adjoining the road and rail reserves and in 

proximity to the existing dwelling. Pest plant species included but were not limited to Lantana 

montevidensis* (creeping lantana), lantana*, Asparagus aethiopicus cv. Sprengeri* (basket 

asparagus), Asparagus plumosus* (feathered asparagus), Megathyrsus maximus var.

plubiglumis* (green panic), Chloris gayana* (rhodes grass) and Callisia repens* (inch weed).

A flora species list collected during Site inspection is provided in Attachment 14. The existing 

condition of the Site is illustrated in Plates 1 – 26.

3.3 Threatened Flora and Vegetation Community Searches

The EPBC Act PMST (Attachment 8) indicates the potential occurrence of four TECs within 

the Site:

Coastal Swamp Oak (Casuarina glauca) Forest;  

Lowland Rainforest of Subtropical Australia; 

Swamp Tea-tree (Melaleuca irbyana) Forest; and 

White Box-Yellow Box-Blakely’s Red Gum Grassy Woodland and Derived Native 

Grassland.

Surveys failed to record these communities or any other TECs listed under the EPBC Act. 

Many of these communities occur almost exclusively on specific geologies/soils or within 

rainforest habitat and would be highly unlikely to occur at the Site. Surveys also failed to record 

any species listed as MNES under the EPBC Act, or any EVNT species listed under the NC 

Act. 



4 Fauna Habitat Assessment 
4.1 Survey Methods

Database searches revealed the occurrence of several conservation-significant species in the 

locality (Attachments 8 and 9). Surveys included a detailed walk-through of the Site, 

assessment of all vegetation supported within and immediately adjoining the Site for habitat 

features important to species of conservation significance and active searches for fauna 

species or their evidence (such as koala and other scansorial fauna).  

Habitats were qualified based on the presence of the following habitat features:

vegetation cover and structure;

size and range of arboreal and terrestrial hollows;

woody debris and leaf litter;

rocky outcrops, overhangs and crevices; 

freestanding natural and anthropogenic water bodies, ephemeral drainage or seepage 

areas;

disturbances including weed incursion, clearing and/or inappropriate fire regimes; and

surrounding habitats and connectivity or fragmentation to these.

The quality of habitat persisting within the Site was assessed based on several criteria which 

are outlined within Table 1.

Table 1: Habitat Quality Criteria

Rating Description of Habitat

Low Many fauna habitat elements in low quality areas have been removed or altered such as mature, 
hollow bearing trees, fallen timber and deep leaf litter. For terrestrial habitats remnants are often 
small in size, support substantial weed infestations and are poorly connected to other areas of 
remnant vegetation. For aquatic habitats these may be waterways that have been de-snagged 
and riparian vegetation removed, or constructed drains.



Rating Description of Habitat

Moderate Some habitat components are present but others are lacking. For terrestrial habitats an example 
is remnant vegetation may have a reasonably intact understorey but lack fallen timber and hollow 
bearing trees. Linkages with other remnant habitats in the landscape may be lacking or somewhat 
tenuous. For aquatic habitats these may be semi-natural streams (including artificial channels and 
wetlands) with varying degrees of overhanging and instream vegetation with some snags and 
connectivity.

High Most habitat components are present. For terrestrial habitats, habitats with old-growth trees, fallen 
timber, lack of weeds, the remnant is large enough to support forest dependant species and is 
well connected or contiguous with other areas of native vegetation. Habitat features such as rocky 
outcrops, steep jumps and areas supporting caves provide significant habitat features for a great 
many fauna species persisting within arid areas. For aquatic habitats these are natural water 
bodies (or water bodies designed along natural ecological functioning principles) with a high 
degree of in-stream and riparian features and good connectivity.

4.2 Rural and Current Landscape Context

Since settlement, the Site and surrounding areas have been and continue to be subject to a 

variety of agricultural and urban activities. These impacts have resulted in most of the 

surrounding properties and the Site being subject to broadscale clearing or selective thinning 

at some point; many of which include complete under-scrubbing of properties to support 

grazing or lawns. These historical clearing events and agricultural management practices, 

including inappropriate fire regimes, have resulted in the distinct lack of many important 

habitats and microhabitat features which are likely to have been present prior to these 

anthropogenic activities.

More recently, the broader locality has experienced the establishment of large residential 

subdivisions. Many of the subdivisions, particularly to the north, west and south-west of the 

Site have retained corridors along lower drainage features which provide connectivity for 

mobile and robust fauna species. Development to the east of the Site, particularly the 

‘Everleigh’ estate, road, rail and powerline infrastructure has significantly fragmented 

ecological connectivity within the immediate locality (Attachment 1). 

The Site itself forms part of a peri-urban fragmented landscape comprising rural-residential 

lifestyle allotments which support a mixture of modified vegetation communities, maintained 



paddocks and landscaped gardens within large expanses of more contemporary suburban

estates and commercial precincts. 

4.3 Survey Findings

4.3.1 Fauna Habitat – General

The ground-truthed vegetation communities are mapped in Attachment 15. Vegetation and 

habitat surveys conducted over the Site identified that the Site supports medium to low quality 

habitat, primarily due to historic broadscale clearing, disturbance from rural residential 

activities and fragmentation of the immediate landscape as a result of infrastructure and 

development. The eastern components of the Site were noted as a younger cohort of 

vegetation likely to have regenerated from a historical clearing event evident in historical 

photography from 1982. There were no significant habitat trees or mature native canopy 

evident within this portion of the Site and the understorey contained significant infestations of 

pest plant species. 

The western component of the Site supported more mature vegetation with a number of 

emergent eucalypts. However, this community demonstrated a distinct lack of habitat features 

such as hollow-bearing habitat trees or hollow logs. The south-western corner of the Site 

supported several large Queensland blue gums. Despite the significant size of these trees, 

there were no obvious hollows within canopy or the trunk. This western component of the Site 

did offer a level of habitat complexity and vegetative structure and also contained woody 

debris, leaf litter, small termitaria and two man-made waterbodies. However, such features 

are likely to be relatively common throughout the immediate landscape. 

It is expected that the vegetation throughout the Site provides foraging and resources for

locally common, more robust fauna species; particularly open country avifauna, flying mammal

and common possum and glider species. Throughout the Site, numerous smooth-barked trees

indicated scratch-marks of locally-common arboreal mammals. Despite this, it is considered 

that the Site does not support critical habitats for species of conservation significance.

4.3.2 Fauna Habitat – Koala

Surveys were conducted with the aim of assessing the vegetation communities present and 

their relevance to koala within the locality and Site. Surveys initially traversed the entire Site 



to provide an understanding of vegetation communities supported on the Site as well as the 

presence and extent of non-juvenile koala habitat trees (NJKHTs). Surveys involved the 

identification and mapping of vegetation communities which supported varying levels of 

NJKHTs; as well as visual scanning of trees for koala presence and evidence such as 

scratches and scats.

The surveys did not result in the discovery of koala evidence within the Site; however, a lack 

of evidence does not preclude koalas from utilising the Site to some degree, given the 

presence of NJKHTs and considering that koalas are known from the locality. 

  



5 Bushfire Risk Assessment  

5.1 Within the Site

The proposed development will result in the removal of most vegetation within the Site, with 

the exception of a 30 m wide corridor along the western verge (this will be subject to removal 

at some point to accommodate expansion of the Interstate Railway corridor). The retained 

area will total 4,206 m2 and at 30 m in width, the area meets the exclusion criteria for the 

CSIRO’s small patch and narrow corridor filters and is appropriately separated from hazardous 

vegetation to the west. Under patch and corridor filters, the 30 m wide vegetation buffer is 

considered a non-bushfire hazard class (i.e. potential bushfire intensity < 4000 kW/m) in a 

planning context as it is less likely to ignite due to its disconnection with continuous areas of 

forest fuels that can carry running fire fronts. If ignited, it is most likely to be ignited by a point 

ignition which requires both distance and area to develop into a fire front of considerable 

hazard. If a fire emerges from the 30 m wide vegetation buffer it is likely to be narrow in width 

and significantly less in intensity than a fire front which has had more time and a larger area 

to develop. As such, this western area of retained vegetation is considered a low potential 

bushfire hazard in a planning context. Consequently, no credible bushfire risk will arise from 

within the Site.  

5.2 External to the Site

To review the residual on-ground bushfire hazard applicable to the areas adjoining the Site as 

depicted by the SPP mapping, an inspection of the Site and surrounding area was undertaken 

by 28 South; this involved a visual inspection of lands within 100m of the Site. Bushfire risk 

assessments have been undertaken utilising Method 1 of AS3959-2009 as well as an 

assessment of Bushfire Attack Levels (BAL). An assessment of this vegetation utilising 

Method 1 calculates the BAL setback distances associated with the vegetation and the 

vegetation’s topographical circumstance in relation to the Site. Each BAL category has been 

assigned specific construction parameters which align with the likely radiant heat flux a 

building may receive during a bushfire event. 

Setbacks to hazardous vegetation adjoining the Site are: 

BAL Flame Zone – 0-6m; 



BAL 40 – 6-9m; 

BAL 29 – 9-13m; 

BAL 19 – 13-19m; 

BAL 12.5 – 19-100m; and

BAL Low – 100m +. 

In-field assessments identified that the vast majority of the areas surrounding the Site occur 

as maintained low threat vegetation or non-vegetated areas (AS3959-2009) with the exception 

of vegetation to the west of the Interstate Railway corridor. This confirms the general accuracy 

of the SPP Bushfire Hazard mapping (Attachment 13). An assessment of this vegetation west 

of the railway line confirmed it to be analogous with spotted gum/ironbark woodland 

(consistent with the Regulated Vegetation mapping to the south-west, showing RE 12.9-10.2). 

This vegetation occurs upslope of the Site and over an effective slope of 7% (or 4 degrees) 

and separated by the existing Interstate Railway corridor.

At its closest point, the hazardous vegetation is 64.3 m from the proposed development 

(Attachment 16). Most of the proposed development achieves a minimum separation of 

100 m (BAL-LOW), with only the warehouse building being within BAL 12.5 (Attachment 16), 

which is considered appropriate for this development type. Mitigating measures applicable to 

the Site include:

the Site being supplied with reticulated water; 

limited exposure of pedestrian and public vehicular access to areas between the 

buildings and hazardous vegetation; and

areas between the vegetation and buildings accessible to firefighting appliances and 

personnel. 

The proposed development has numerous points for access and egress, all allowing people 

vacating the Site to move in a direction away from potentially hazardous vegetation.



It is our assessment that bushfire risk remains relatively low across the Site, due to:

the only applicable fire threat occurs off Site; 

the orientation and aspect of hazardous vegetation is to the west, with an easterly 

aspect and higher topography;

the significant amount of vehicular access surrounding the fire threat; 

the positioning of the Interstate Railway corridor between the Site and the hazardous 

vegetation; 

 the likely high-use of the Site by members of the public to detect fire and alert 

authorities; 

the proposed development being serviced by reticulated water; and 

public access being restricted from areas between bushfire hazard and buildings. 

Notwithstanding this, AS3959-2009 requires all the portions of the proposed development

between 19-100m being constructed to BAL 12.5 standard.

It is considered that the proposed development and its temporary inhabitants are not placed 

at an unacceptable level of risk. Further, the mitigation measures identified above can reduce 

the likelihood of impacts from bushfire hazards4.   

5.3 State Planning Policy

With regard to Part E of the State Planning Policy, it is considered that the proposed 

development:

 avoids or mitigates the risks of bushfire hazard within the Site to an acceptable level;

4 28 South considers it likely that a Method 2 bushfire risk assessment by a qualified bushfire consultant would 
result in no BAL measures being required for the proposed development.



 does not unduly burden emergency services and their response to bushfire events as 

it provides direct sealed road access to areas of hazardous vegetation and 

infrastructure; 

 does not increase the severity of bushfire hazard within the Site or adjoining it; 

 avoids risks to public safety and environmental harm from bushfire hazard; and

 maintains natural processes such that vegetated corridors and waterway features have 

been retained where practicable while mitigating risks associated with bushfire hazard. 



6 Impacts and Mitigation 

6.1 Design Consideration and Vegetation Impacts

The proposed development involves the establishment of the Old Pub Lane Commercial 

Precinct expanding on the existing Swim School with a Health Care Service, Vet, Self-Storage 

Facility, Pet supplies shop and Child Care Centre with associated internal access and 

carparking. New vehicular access points to the commercial precinct will be established along 

both Old Pub Lane and Pub Lane to the north. It is understood that a 30m wide buffer from 

the western boundary will be retained as part of this DA (Attachment 3), and that this 

component of the Site will be subject to land resumption by the Department of Transport and 

Main Roads and/or Queensland Rail for future Interstate Railway corridor realignment works.

Attachment 15 indicates the extent of the development footprint and the resulting impact to 

the vegetation currently supported within the Site. This totals approximately 1,270 m2 of the

native vegetation for removal. No flora species of conservation significance will be removed 

as a result of the proposed development. 

6.2 Habitat Impacts

6.2.1 General

The proposed development will not result in the removal of the several large Queensland blue 

gums observed in the south-western corner of the Site. Additionally, the higher quality habitats 

supported within the 30m wide western buffer will be retained as a result of this proposed 

development. 

The habitats observed throughout the Site are expected to be common throughout the 

immediate locality. As such, the proposed development is unlikely to give rise to any significant 

impact on species of conservation significance. A level of connectivity will be maintained with 

the retention of the western 30m buffer. 



6.2.2 Koala Habitat 

It is considered that the establishment of the Old Pub Lane Commercial Precinct is unlikely to 

give rise to significant impacts to koala populations within the locality 5 . The proposed

development will result in clearing of 1,602 m2 of Medium Rehabilitation Habitat Mapping within 

the Site. It is considered that the proposed development: 

is unlikely to cause significant levels of fragmentation to koalas within the locality. 

The proposed development will result in the removal of semi-mature and regrowth 

vegetation which is currently surrounded on all boundaries by significant ecological 

impediments. The presence of these existing impediments have resulted in 

fragmentation of medium to low quality habitats supported within the Site and the 

proposed development will not create any further significant fragmentation. 

is unlikely to cause a significant restriction in the ability for koalas to move through 

the landscape. It is unlikely that koalas would rely on the lower quality habitats 

supported within the Site, particularly given the lack of permeability for koalas 

through the Site due to existing barriers.

will be appropriately designed to mitigate secondary impacts to surrounding habitat 

that may be attributable to bushfire and hydrological factors.

An assessment of the proposed development against the EPBC Act referral guidelines has 

identified that the action is unlikely to give rise to a significant impact to koala and as such no 

self-assessable referral to the DoEE is deemed necessary (refer Section 7.1). 

6.3 Mitigation Measures 

Due to the nature of the proposed development being for a commercial precinct, an extensive 

GFA is required to accommodate such a use; particularly for associated car parking volumes

and access. As such, retention of individual trees within the development footprint is not 

practicable. 

5 With regard to the EBPC Act referral guidelines for the vulnerable koala.



Notwithstanding, the incorporation of appropriate landscaping, particularly locally endemic 

flora species that are koala feed species or those that flower prolifically, will offer foraging 

opportunities for native fauna residing within the immediate locality. The focus of landscaping 

should attempt to create dense connective rows of vegetation along the northern, southern 

and western boundaries to assist in visual amenity and limit fauna interaction within the centre 

area itself.  

Fauna management measures such as the preparation of a fauna management plan, pre-

clearing fauna assessments, and the use of a suitably qualified fauna spotter catcher will 

reduce the potential for impacts to fauna during the clearing process.  

Further, the incorporation of traffic calming devices and fauna friendly speed limits during 

construction and operational phases should be adopted. Fauna exclusion fencing should be 

established along the western boundary to prevent fauna movement into the development 

area and possible interaction with vehicles.  

 



7 Statutory Compliance 

7.1 EPBC Act

The impacts of the Old Pub Lane Commercial Precinct are unlikely to constitute a Significant 

Impact on MNES (impacts will be on native vegetation over 1.27 ha which has been historically 

disturbed and retains limited connectivity). As such, 28 South does not consider a controlled 

action referral to the DoEE is necessary for the Old Pub Lane Commercial Precinct. In making 

this recommendation, particular consideration has been given to the koala, and the EPBC Act 

Koala Referral Guideline.

7.2 NC Act

No threatened flora species were found within the Site and the proposed development is 

unlikely to have an impact on flora species listed as MSES.

It is likely that fauna species of conservation significance may at some point fly-over, move 

through or infrequently forage within the Site; however, the proposed development over the 

Site (including clearing and the end commercial use) is unlikely to give rise to any significant 

impacts to MSES fauna.

Further mitigation measures such as a fauna management plan to govern works and the use 

of a suitably qualified fauna spotter catcher can assist in minimising and mitigating any impacts 

to fauna during the clearing and construction phases. 

7.3 Greater Flagstone PDA  

7.3.1 Significant Vegetation

The Development Scheme defines Significant Vegetation within the PDA as significant in its:

Ecological value at local, state or national levels, including:

o Vegetation mapped as endangered REs;

o Vegetation in areas identified in a ULDA guideline as requiring koala habitat 
offset;

Contribution to the preservation of natural landforms;



Contribution to the character of the landscape;

Cultural or historical value; and

Amenity value to the general public.

The Site does not contain any vegetation that could be deemed to be Significant Vegetation 

under the Development Scheme.  In accordance with Schedule 1 of the Development 

Scheme, operational work that is the clearing of vegetation other than Significant Vegetation 

is considered Exempt Development.

7.3.2 Guideline 14 – Environmental Values and Sustainable Resource Use

The Applicant has given due consideration to relevant Commonwealth and State Government 

legislation and regulations through the design of the proposed development. The proposed 

development represents a sound land use planning outcome, utilising existing infrastructure 

and avoiding the creation of new impacts in other undeveloped areas within the locality. An 

assessment of the proposed development has identified that it is unlikely the proposed actions 

will give rise to any significant impacts to MNES or MSES. The proposed development is also 

relatively close to an identified Potential Rail Station within the Development Scheme.  The 

establishment of this station would allow future employees and patrons access to public 

transport close to the Site. 

7.3.3 Guideline 17 – Viable and Non-viable Endangered Remnant Vegetation

An assessment of the Site against the provisions and obligations of development set out within 

Guideline 17 has been undertaken as part of this EAR. 

Ecological assessment identified that the Site does not support remnant or regrowth regulated 

vegetation and as such, has been appropriately omitted from the RVMM. Given this, the 

proposed development will not result in the clearing of viable or non-viable remnant vegetation 

containing endangered REs. The proposed development meets the obligations of the 

Guideline 17 by avoiding impacts to viable and non-viable endangered vegetation.

7.3.4 Guideline 17 – Koala Habitat

The Site is identified as being Medium Value Rehabilitation Habitat under the Koala SPP Koala 

Habitat Mapping. More broadly there are areas of Koala Bushland Habitat scattered through 



the locality, including areas on properties immediately to the south-east of the Site and to the 

north (Leanne Court). 

Site survey confirmed that the Site is generally mapped appropriately under the SPP Koala 

Habitat Mapping. The Site’s lower quality habitats have been historically disturbed by historical 

broadscale clearing events, particularly the eastern component of the Site which now supports 

a younger cohort of native regrowth vegetation.

The proposed development will result in impacts to approximately 1,602 m2 of Medium Value 

Rehabilitation Habitat. Given the nature of the proposed development, the avoidance of 

impacts to this Medium Value Rehabilitation Habitat is not possible. This is due to the 

necessary floor space required to appropriately locate commercial buildings and associated 

carparking at a sufficient scale to deal with the expected level of public visitation. Within the 

Site there are no areas where the design would facilitate the retention of individual or groups 

of trees. 

The proposed development within the Site represents a logical land use planning outcome 

insofar that it consolidates impacts to areas of Medium Value Rehabilitation Koala Habitat 

within the region (avoids Koala Bushland Habitat) and is an expansion of the broader 

Greenbank commercial and retail precinct within a strategic location in the PDA (i.e. the 

existing Greenbank Shopping Centre is to the immediate north-east of the Site).

In accordance with the provisions of Guideline 17, the proposed development is required to 

address impacts to areas mapped as Medium Value Rehabilitation Koala Habitat. 

Consequently, it is proposed that the Applicant submits a monetary contribution as part of the 

MCU application that is equivalent to $5,000 per hectare of clearing within Medium Value 

Rehabilitation Koala Habitat. As the proposed development ultimately results in the loss of 1.6 

ha of mapped Medium Value Rehabilitation Koala Habitat, the monetary contribution would 

total $8,000.

7.3.5 Guideline 18 – Development Interfaces

The proposed development represents a logical infill development within the locality as it will 

provide an extension to the existing Greenbank Shopping Centre complex to the north-east

without the need to impact new bushland areas for development of this nature. The Site is 



historically cleared, contains no significant vegetation, offers limited habitat value and displays 

evidence of edge effects from linear infrastructure and large-lot development in the 

surrounding areas.  Development interfaces will remain consistent with those already existing. 

Landscape design should consider the inclusion of koala feed trees as landscaping trees 

particularly in the retained western areas of the Site between the proposed development 

footprint and the western boundary where possible. This will also provide a vegetated screen 

to the Interstate Railway corridor. 



8 Summary and Conclusions 
This EAR assessed the ecological and environmental planning matters applicable to the 

proposed development of the Old Pub Lane Commercial Precinct through statutory planning 

considerations and an ecological assessment of the Site. This ecological assessment has 

identified the ecological values supported within the Site and the impacts likely to occur should 

the proposed development be approved in its current layout. 

No conservation-significant vegetation communities or flora species were detected during Site 

assessments. It is likely that more mobile and robust species would periodically visit the Site 

for foraging purposes; particularly avian, scansorial and flying mammal species. However, 

given the position of the Site in relation to the surrounding locality and ecological impediments 

bounding the Site, it is considered unlikely that the Site is of any significance to koalas or any 

other conservation-significant vegetation communities, flora or fauna species. 

The Site is relatively unencumbered by Commonwealth or State ecological and environmental 

planning constraints. The proposed development is also consistent with relevant ecological 

guidelines for the Greater Flagstone PDA and ecological components of the Development 

Scheme. The establishment of the proposed Old Pub Lane Commercial Precinct will result in 

the loss of 1,270 m2 of native vegetation within the Site. 

It has been determined that the proposed development will not have impacts to viable or non-

viable endangered remnant vegetation. The proposed development will result in a loss of 

1,602 m2 of Medium Value Rehabilitation Koala Habitat. A monetary contribution of $8,000

has been proposed as part of this DA to meet the obligations set out within Guideline 17. Given 

the context of the surrounding development and bushland areas, the proposed development 

presents as a logical extension of urban development in the locality. 



Photo Plates

Plate 1 – View from within western component of vegetation looking east towards existing swim 
school.

Plate 2 – View south-west from within western component of vegetation indicating the typical 
composition and structure of the vegetation and the internal access trails. 



Plate 3 – View north-west from within western component of vegetation indicating the typical 
composition and structure of the vegetation and the internal access trails.

Plate 4 – View north from within western component of vegetation indicating the typical composition 
and structure of the vegetation and the internal access trails.



Plate 5 – View south from within western component of vegetation indicating the typical composition 
and structure of the vegetation and the internal access trails.

Plate 6 – View of the dam waterbody at the south-western extent of the Site.



Plate 7 – View of the dam waterbody and the large Eucalyptus tereticornis along the western boundary 
in the background. 

Plate 8 – View south-west showing the Interstate Railway corridor bounding the Site to the west. 



Plate 9 – View north-west of the Interstate Railway corridor and the railway overpass (Pub Lane). 

Plate 10 – View of the smaller waterbody in the south-western corner of the Site.  



Plate 11 – Example of Asparagus aethiopicus cv. Sprengeri* infestation occurring on northern bank of 
waterbody. 

Plate 12 – View of the disused Old Pub Lane road corridor and the Interstate Railway (background). 
Site occurs to the right of image.



Plate 13 – View east of Old Pub Lane road corridor and current entry into the Site (left). 

Plate 14 – View of vegetation composition and structure within the Site and the current Site entry 
(background).



Plate 15 – View of current Site entry, carparking and existing swim school.

Plate 16 – View west of vegetation along northern boundary of the Site and behind the existing swim 
school. 



Plate 17 – View east of vegetation along northern boundary of the Site and behind the existing swim 
school.

Plate 18 – View north-west of Pub Lane road corridor bounding the Site to the north and the railway 
overpass. 



Plate 19 – View north-east of Pub Lane road corridor bounding the Site to the north.

Plate 20 - View south from within the eastern components of the Site showing internal fencing 
surrounding the existing residence. 



Plate 21 - View of the younger cohort of vegetation in the eastern components of the Site. 

Plate 22 – Example of Callisia repens*, exotic groundcover infestation occurring within the eastern 
component of the Site 



Plate 23 - View of the far eastern corner of the Site and the Pub Lane and Old Pub Lane intersection 
(background right).

Plate 24 - View north of the Site and the existing residence (left).



Plate 25 – View north of the ancillary shed structures associated within the existing residence 
occurring centrally within the Site.

Plate 26 - View north of the internal fencing and vegetation separating the existing swim school 
(background) and the existing residence (right).
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Planning Act 2016

Vegetation Management Act 1999

Vegetation Management Act 1999

Nature Conservation Act 1992

Essential habitat in Category A and/or Category B and/or Category C

Label Scientific Name Common Name NCA Status Vegetation Community Altitude Soils Position in Landscape

Label Regional Ecosystem (mandatory unless otherwise specified)



Label Regional Ecosystem (mandatory unless otherwise specified)
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Flora Species List

Scientific Name Common Name

Native species

Acacia disparrima . disparrima  

Acacia leiocalyx  

Allocasuarina littoralis  

Alphitonia excelsa  

Angophora leiocarpa  

Brachychiton rupestris  

Cheilanthes sieberi . sieberi  

Chrysocephalum apiculatum  

Cladium procerum  

Commelina diffusa  

Corymbia intermedia  

Corymbia tessellaris

Cymbopogon refractus  

Cyperus polystachyos  

Dianella caerulea  

Entolasia stricta  

Eragrostis brownii  

Eremophila debilis  

Eucalyptus crebra  

Eucalyptus propinqua  

Eucalyptus seeana  

Eucalyptus tereticornis  

Gahnia aspera  

Glycine tomentella  

Goodenia rotundifolia  

Imperata cylindrica  

Kennedia procurrens  

Lomandra confertifolia . pallida  

Lophostemon suaveolens  

Nymphoides indica  

Ozothamnus diosmifolius  

Parsonsia straminea  

Zornia dyctiocarpa  

Macadamia integrifolia 
 
 



 

 

Scientific Name Common Name

Exotic 

Agave americana  

Ageratum houstonianum  

Caesalpinia ferrara  

Callisia repens  

Catharanthus roseus  

Chamaesyce prostrata  

Chloris gayana  

Cuphea carthagenensis  

Dypsis lutescens  

Emilia sonchifolia  

Gamochaeta .   

Gomphocarpus physocarpus  

Hypochaeris radicata  

Jacaranda mimosifolia  

Megathyrsus maximus . pubiglumis  

Melinis repens  

Nymphaea caerulea  

Ochna serrulata  

Sansevieria trifasciata  

Solanum seaforthianum  

Syagrus romanzoffiana  

Verbena bonariensis  

Asparagus aethiopicus 'Sprengeri'  

Asparagus africanus

Asparagus plumosus

Lantana camara

Lantana montevidensis

Sporobolus pyramidalis
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