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1. INTRODUCTION

1.1 Background

Bitzios Consulting has been engaged by Centre Store Properties Trust to prepare a traffic impact
assessment (TIA) for a proposed self-storage / showroom development to be located at 3 Commercial
Circuit, Flagstone (subject site). The subject site is formally described as Lot 25024/SP311389 and is
located within the Logan City Council (Council) LGA and within the Greater Flagstone Priority
Development Area (PDA) under the jurisdiction of Economic Development Queensland (EDQ).

1.2 Development Details
Key traffic engineering related elements of the proposed development are outlined below:

= Yield:
- Self Storage: 6,974m? Gross Floor Area (GFA) plus ancillary Office of 126m? GFA
- Showroom: 589m? GFA within a standalone building
= Access: via proposed all movements driveway to Commercial Circuit
= Parking: 37 car parking bays including two (2) PWD bays
= Servicing: On-site serving for Heavy Rigid Vehicle (HRV) and Refuse Collection Vehicles (RCV).

A copy of the development plans is included at Appendix A.

1.3  Scope of Works

The scope of this Traffic Impact Assessment (TIA) included the following tasks:

= Reviewing the proposed site access arrangement against Council’s ‘Servicing, Access and
Parking Code’ (SAP Code) and relevant Australian Standards (AS2890)

= Reviewing the car parking provisions Council's SAP Code and relevant industry research
regarding typical parking demand at self-storage developments

= Reviewing the proposed site layout against Council’'s SAP Code and AS2890
= Reviewing the ability for the proposed design vehicle to access and manoeuvre within the site,
including preparing swept paths using AutoTURN software

= Estimating potential peak hour traffic demands generated by the development and undertaking a
qualitative assessment of potential development related traffic impacts.
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1.4

EDQ’s Information Request

On 22" November 2021 Economic Development Queensland (EDQ) issued a Further Issues Letter
regarding the subject development. Table 1.1 presents the relevant items and brief responses, which
are expanded on within the body of the report. A copy of the letter is included at Appendix B.

Table 1.1: Information Request Items

ID

Item

Reference Section

5i

Update trip generation rates based on Showroom use
rather than shop

The Retail Use has been adopted as
Showroom for the calculation of parking
demands and traffic generation.
Refer to Section 3.3 and 4.1 for further
details.

5ii

Update GFAs of proposed uses consistently with
Architectural Plans

This has been updated accordingly.
Refer to Appendix A.

5iv

Provide a driveway Type B flare (general wide flayed) to
meet requirements of IPWEA RS-051 as recommended in
section 3.1.2 of the TIA

A compliant 8.0m wide Type B driveway
has been proposed and shown on plans.

Refer to Section 3.1 for further details.

5v

Relocate driveway further west along Commercial Circuit to
ensure that flares are clear of existing parking and
vegetation along the site’s frontage, as recommended in
section 3.1.2 of the TIA

The driveway location has been revised

and shifted ~3m west to ensure that it is

clear of existing parking and vegetation
on Commercial Circuit.

Refer to Section 3.1 and Appendix C for
further details.

Svi

Provide a shared zone for the proposed PWD parking bay
near the retail use in accordance with AS2890.6 as
recommended in section 32 of the TIA

A compliant PWD bay and shared zone
has been provided for the Retail Use.

Refer to Section 3.2 for further details.

5vii

Provide car parking rates in accordance with Logan City
Council’s (Council) Services and Parking (SAP) Code
applying the minimum requirements rather than the Centre
Zone for consistency with surrounding approved land uses

The proposed development will provide
37 on-site car parking spaces. This
exceeds Council’s standard minimum and
Centre Zone requirements.

Refer to Section 3.3 for further details.
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2. EXISTING CONDITIONS

21 Road Network

Figure 2.1 identifies the key roads surrounding the subject site.
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Source: Nearmap

Figure 2.1:Road Network
Table 2.1 includes details of the key roads close to the subject site.
Table 2.1: Key Roads

Road Name Jurisdiction Hierarchy Cross Section Posted Speed
Commercial Circuit Council Local Road 2 lanes, undivided 50km/h
Branson Street Council Local Road 2 lanes, undivided 50km/h
Homestead Drive Council Urbgn A_rterlal Dual 4 lanes, divided 60km//h
arriageway

Table 2.2 provides a summary of the key intersections close to the subject site.

Table 2.2: Key Intersections

ID Name Jurisdiction Intersection Type

1 Commercial Circuit / Branson Street Council Roundabout

In summary, the subject site is located within a centre which benefits from convenient access to the
higher order road network.

2.2  Alternative Transport

The subject site is located within the Greater Flagstone Priority Development Area which is anticipated
to provide approximately 50,000 dwellings to house a population of up to 120,000 people. The Greater
Flagstone PDA is to include both active and public transport provisions which will allow alternative
transport methods to the site. As such, the site is expected to have a high level of connectivity to
active and public transport networks as they develop.
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3. TRAFFIC DESIGN REVIEW

3.1 Access Review

3.1.1  Overview

Figure 3.1 illustrates the proposed vehicular site access arrangements.
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Figure 3.1: Access Arrangement

A review of the proposed vehicular access arrangement has been undertaken as detailed herein.

3.1.2 Configuration

Table 3.1 summarises our review of the proposed configuration against Council’'s SAP code and
IPWEA Standard Drawing RS-051.

Table 3.1: Driveway Configuration Review

ID Design Vehicle Required Configuration Proposed Configuration

1 Heavy Rigid Vehicle (HRV) 6.5m Type B2 8.0m Type B2

Swept path diagrams have been prepared demonstrating design service vehicle turning movements
at the access and are included at Appendix C.

In summary the access configuration complies with Council’s SAP Code.

3.1.3 Location

The proposed driveway is located ~41m west of the nearby Commercial Circuit / Branson Street
roundabout which exceeds the requirements of AS2890.

It is noted that three (3) street parking spaces are located between the proposed access driveway
and the roundabout along the site boundary. The proposed driveway will not impact on the existing
parking and vegetation along the site’s frontage.

In summary, the proposed access location complies with AS2890 requirements.
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3.1.4 Queueing

As per AS2890, based on the number of parking spaces accessed, the required queuing for the site
is 12m. This is typically measured between the property boundary and the first control point.

The proposed layout provides the following queueing distances:

= 6m between the first control point and the property boundary (1 car)
= ~12m between the first control point and the kerb (2 cars)
= ~16m between first control point and the travel lanes.

Whilst the above provision is below the AS2890 requirements, the proposed queueing provision is
considered suitable noting the following:

= One car can store within the site at all times

= The first control point in the internal intersection to the showroom parking area. Inbound vehicles
will generally have right of way on the approach to this internal intersection, except for when a
vehicle is exiting from the north simultaneously. This likelihood of this occurring is low

= Furthermore, and the likelihood of two vehicles entering (with the front vehicle seeking to turn
into the showroom parking area) whilst another vehicle is exiting is considered remote

= As noted in Section 4, the site has relatively low traffic generation (less than two (2) vehicles per
minute on average), with the likelihood of more than one vehicle queueing expected to be low

= The site has suitable provision for two (2) vehicles to store clear of the roadway.

In summary, the proposed queueing is considered suitable from a traffic engineering perspective.

3.2 Site Layout

Table 3.2 summarises our review of the site layout against AS2890 requirements.

Table 3.2: Site Layout Review

Design Element Proposed AS2890 Requirement Compliant
Parking Spaces (Staff) 2.4m x 5.4m 2.4m x 5.4m Yes
Parking Spaces (Visitor) 2.6mx 5.4m 2.6mx 5.4m Yes
Parking Spaces (PWD) 2.4m x 5.4m with shared zone 2.4m x 5.4m with shared zone Yes
Two-Way Aisle Width >6.5m 5.8m Yes
Height Clearance General Spaces — 2.2m
(Parking Spaces) >2.5m PWD Spaces — 2.5m Yes
Height Clearance 4.5m 4.5m Yes

(Loading Zone)

In summary, the parking layout complies with AS2890 requirements.
3.3 Car Parking Provision

3.3.1  Overview

The subject site is located within the Greater Flagstone PDA. As per the Greater Flagstone Urban
Development Area Development Scheme (Flagstone Scheme), the subject site is located within the
Major Centre Zone. The Flagstone Scheme refers to Council's SAP Code in regard to parking
requirements. Based on the location of the site within the Major Centre Zone, the rates in Column 3
of Table 9.4.7.3.2 of Council’'s SAP Code are applicable.
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3.3.2 SAP Code Parking Requirements

As noted in EDQ’s Information Request, the Retail Use has been adopted as Showroom for the
calculation of parking demands and traffic generation. Furthermore, to address EDQ’s concerns, the
parking rates have been reviewed against minimum rates as well as the Centre Zone rates.

Table 3.3 summarises the required car parking supply in accordance with Council’s SAP Code.

Table 3.3: Car Parking Provision Review

Rate (Column 2 - | Required | Rate (Column 3 - Required
Level Land Use che General Minimum) Spaces Centre Zone) Spaces
Showroom 589m? 1 space 35m? 17 1 space 100m? 6
Ground Office 126m? 1 space 20m? 7 1 space 100m? 2
Storage 1,491m? 1 space per 100 1 space per 100
i storage units; plus 1 storage units; plus 1
1 (Warehquse (being 2.747m? g p 11 9 p 1
a mini-storage space per employee space per employee
2 establishment)) 2,736m2 See Note 1 See Note 1
TOTAL 7,689m? 35| 19

Note 1: It has been conservatively assumed that there will be 734 self storage units based on an
approximate size of 10m? per unit. It has also been assumed that there will be three (3) staff on-site,
based on the Aurecon Self Storage Facility Traffic and Parking Study, 2009.

The proposed development will provide 37 on-site car parking spaces. This exceeds Council’s
standard minimum requirements (35 spaces) and Centre Zone requirements (19 spaces).

In summary, the proposed car parking supply exceeds the requirements of Council’'s SAP Code.
3.4 Servicing

3.41 Overview

The proposed development includes three (3) loading bays, two provided with direct access to the
Storage and Office uses (both accessible via HRV’s) and one provided at the Showroom use.

Table 3.4 outlines service vehicle requirements required by Council’'s SAP Code.

Table 3.4: Service Vehicle Requirements

Land Use Required Proposed
Standalone loading bay (4.0m x 13.5m)
Showroom HRV suitable for MRV and RCV servicing
Office MRV

Two (2) loading bays (10.0m x 13.0m)
Storage (Warehouse (where a HRV suitable for independent HRV access

mini storage establishment))

3 Commercial Circuit Flagstone: Traffic Impact Assessment
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3.4.2 Showroom

It is noted that the proposed showroom use servicing bay is not suitable to accommodate a HRV. The
use of this bay via MRV/RCYV vehicles is considered appropriate based on the following:

= The site is just above the threshold to allow for a HRV (500m?)

= Tenants will be informed of the design vehicle restriction and will be able to schedule deliveries
etc. to occur via MRV sized (or smaller) vehicles

* The loading bay is suitable to accommodate RCV'’s.

Swept path diagrams have been prepared demonstrating that a standard Council RCV can suitably
enter the site, access the loading bay, undertake necessary duties and exit in a forward gear.

A copy of the swept path diagrams is included at Appendix C.

3.4.3 Storage / Office

Adjacent to the office a loading bay has been provided which is suitable to accommodate two (2)
HRV’s servicing simultaneously. This is also where both uses will have refuse collection collected.
This meets Council’s requirements for Storage and Office uses.

Furthermore, a 6.5m wide aisle has been provided within the Storage area allowing for Small Rigid
Vehicles (SRV) and smaller to circulate through the area in accordance with Council’s requirements.

Swept path diagrams have been prepared demonstrating that relevant design vehicles can suitably
enter the site, access the loading bay, undertake necessary duties and exit in a forward gear.

A copy of the swept path diagrams is included at Appendix C.

3.44 Summary

In summary, the proposed servicing provisions are considered acceptable from a traffic engineering
perspective and can suitably satisfy tenancy requirements.
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4. TRAFFIC ASSESSMENT

4.1 Traffic Generation

As noted in EDQ’s Information Request, the Retail Use has been adopted as Showroom for the
calculation of parking demands and traffic generation.

Table 4.1 provides a summary of the 95™ percentile trip generation rates based on industry rates and
from Aurecon’s Self-Storage Facility Traffic and Parking Studies (2009 and 2016).

Table 4.1: Trip Generation Rate

AM Peak Trip PM Peak Trip
LS Generation Rate Generation Rate MR
Office (0-3,000m?) 7 Trips 8 Trips Aurecon Self Storage
Facility Traffic and Parking
Storage (6,000-9,000m?) 21 Trips 22 Trips Study, 2009
Showroom . ) RMS GTGD
(Bulky goods retail stores) 3.9 Trips /100% GFA TDT 2013/04

Table 4.2 summarises the adopted directional distribution splits based on typically industry rates
Table 4.2: Directional Splits

Land Use AM Inbound AM Outbound PM Inbound PM Outbound
Storage / Showroom / Office 50% 50% 50% 50%

Table 4.3 summarises the estimated traffic demands for the proposed development.
Table 4.3: Estimated Traffic Demands

AM Peak (Trips) PM Peak (Trips)
Land Use Yield (m?)
IN OouT Total IN ouT Total
Office 126 4 3 7 4 4 8
Storage 6,974 11 10 21 11 11 22
Showroom 589 12 11 23 11 12 23
TOTAL 7,689 27 ‘ 24 51 26 27 ‘ 53

4.2 Qualitative Assessment

The estimated peak hour demands are low, and the subject site is located within the Major Centre
zone of the Greater Flagstone PDA. The development is expected to generate less than one (1) trip
per minute. It is expected that this quantum of trips has been suitably forecast for the surrounding
road network and the proposed development will not have any operational, safety or amenity impacts
on the surrounding local road network.

Based on the above, we are of the view that:

= The development would have negligible operational impacts on the surrounding road network
= Detailed traffic analysis (SIDRA) is not warranted
* Road upgrades are not warranted to offset development traffic impacts.
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5. SUMMARY

Key findings are summarised below:

A self storage, office and showroom development is proposed at 3 Commercial Circuit, Flagstone

The proposed development is located within the Major Centre Zone of the Greater Flagstone PDA
and is expected to have negligible impacts on the surrounding road network

The proposed access arrangements comply with Council’s SAP and AS2890 requirements
The proposed site layout complies with AS2890
The proposed car parking provision complies with Council’s SAP requirements

The proposed servicing arrangements generally comply with Council’s SAP requirements and are
considered appropriate for the proposed development.

Based on the findings of this report, we are of the view that there are no traffic engineering related
matters to preclude approval of this development application.
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Appendix A: Proposed Development Plans
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Appendix B: EDQ Information Request



Queensland
Government

Department of
State Development, Infrastructure,
Our ref: DEV2021/1226 Local Government and Planning

22 November 2021

IRBS Properties Pty Ltd

C/- DTS Group

Att: Nick Bailey and Sam Hutchinson
PO Box 3128

WEST END QLD 4101

Email: planning@dtsqld.com.au

Dear Nick and Sam

FURTHER ISSUES

Development Permit for a Material Change of Use for Warehouse (Self Storage),
Retail (Showroom) and Business (Office) and Reconfiguring a Lot for 1 lot into 2
lots and access easement at 3 Commercial Circuit, Flagstone described as Lot
25024 on SP311389

After undertaking an assessment of the PDA development application, the Minister for
Economic Development Queensland (MEDQ) has identified the following further issues:

Homestead Drive Batter
The site includes a batter that supports Homestead Drive.

1. It is noted that the building is to be built partially on the Homestead Drive batter.
This may impact on the long-term stability and integrity of the batter and ultimately
Homestead Drive. Demonstrate how the proposed development will maintain the
stability and integrity of the batter. This may require the relocation of the building
outside the batter. Where an engineering solution is proposed, then it must be
certified an RPEQ.

2. The batters to support Homestead Drive are located within the site and therefore
the maintenance of the batters will be a requirement of the landowner. Demonstrate
how the batters are intended be maintained to ensure the stability and integrity of
the batters and ultimately Homestead Drive.

3. Submit a certified geotechnical report that includes engineer’'s recommendations on
the excavation and compaction of fill within the vicinity of the existing batter,
assessment of the risk of slip failure and the method of batter protection.

Economic Development Queensland
GPO Box 2202

Brisbane Queensland 4001 Australia
Website www.edq.qld.gov.au

ABN 76 590 288 697



Engineering

4. Submit preliminary services plans, certified by an RPEQ for earthworks,
stormwater, and water and sewer connections. The water and sewer connections
shall be in accordance with SEQ Water Supply and Sewer Construction Code.

5. Submit an amended Traffic Impact Assessment (TIA) to:
i.  Update trip generation rates based on Showroom use rather than Shop.

i. Update GFAs of proposed uses consistently with Architectural Plans

iii. Update proposed total car parking bays consistently with Architectural
Plans. Page 1 of the TIA proposes 37 car parking bays, however the
Planning Report states 39 and later 40 car parking bays.

iv.  Provide a driveway Type B flare (general wide flayed) to meet requirements
of IPWEA RS-051 as recommended in section 3.1.2 of the TIA.

v. Relocate driveway further west along Commercial Circuit to ensure that
flares are clear of existing parking and vegetation along the site’s frontage,
as recommended in section 3.1.2 of the TIA.

vi.  Provide a shared zone for the proposed PWD parking bay near the retail
use in accordance with AS2890.6 as recommended in section 3.2 of the
TIA.

vii.  Provide car parking rates in accordance with Logan City Council’'s (Council)
Services and Parking (SAP) Code applying the minimum requirements
rather than the Centre Zone for consistency with surrounding approved land
uses.

Planning

6. Confirm the intended use and function of the ‘adaptable work-store’ use. If the
adaptable work-store is to be utilised for any purpose that is not storage, then
additional carparking may be required and an updated traffic report needs to be
submitted that confirms sufficient car parking is available.

7. Provide greater variation in built form particularly for the self-storage and office
building to create visual interest and break up the bulk of the building. Noting the
proposal is now a maximum of three storeys, a greater level of variation is still
sought. Include a materials pallet, dimensions for any proposed awnings and clearly
identify glazed areas to demonstrate passive surveillance opportunities.

8. There appears to be an architectural feature to the western side of the proposed
warehouse building which is setback from the rail corridor approximately 1.125m?
(shown in the image below). To ensure the development does not create a safety
hazard in the railway corridor, submit amended plans to remove this feature. EDQ
supports the incorporation of this feature into the fagade of the building to provide
variation on this side of the building per item 8 above.
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9. Confirm the location of fire services for both proposed lots. It is noted a water
sprinkler tank is proposed to the east of the self storage and office uses, confirm the
purpose and function of this. This sprinkler tank will need to be relocated on-site to
allow for access to the Homestead Drive batter for maintenance purposes.

10. Submit amended plans that show the location of shade trees within the car parking
areas of each proposed lot. One (1) shade tree is to be provided for every six (6)
car spaces.

11. Provide detailed floor plans for showroom use including amenities and awnings to
the entry of the building.

12. Provide a detailed assessment of the proposed development against PDA
Guideline No 10 — Industry and Business Areas.

13. Update plans to include location of outdoor lighting proposed.

14. It is noted that there appears to be signage on the buildings. Confirm if signage is to
be placed on the buildings as identified on the architectural plans and confirm if
there is to be any form of pylon signs. If signage is to be provided, submit details of
signage and an assessment of the proposed signage against Council’'s Advertising
Devices Code.

15. Confirm if a pad-mounted transformer is still required for the proposed development
as previously discussed in the pre-lodgement meeting held 9 June 2021.

16. Demonstrate bins and refuse will be screened or hidden from view. Confirm how
refuse collection will occur for the showroom use.

17. Demonstrate how the development provides separated access for pedestrians to

each of the buildings from Commercial Circuit and how pedestrians will circulate
around the site.

Advice notes

Advice from Department of Transport and Main Roads suggests that widening of the
rail corridor for the future Salisbury to Beaudesert Rail Corridor will encroach
approximately 2.3m into the site. Further information concerning this future railway
corridor is available at:
https://www.tmr.qld.gov.au/projects/salisbury-to-beaudesert-rail-business-case




Should you have any queries in relation to this matter, please do not hesitate to contact
Marissa Bais, Planner, Development Assessment, Economic Development Queensland
at Marissa.Bais@dsdilgp.qgld.gov.au.

Yours sincerely

2 /)
.

Brandon Bouda

Manager

Development Assessment
Economic Development Queensland
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Appendix C: Swept Path Diagram
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