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1.0

Site Context.
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Site Analysis

1.1 Site Locality

Legend

	 Subject Site

	 Holcim Beenleigh Quarry

	 Yatala Quarry

	 Norfolk Village State School

	 Half-way Creek 

	 Ormeau Village Shopping Centre

	 Surfers Paradise
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2.0

Landscape Design.
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2.1 Landscape Design Character Imagery
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Landscape Design

2.2 Landscape Design Ground Level  

Subject Site
Lot 20 Dixon Ct, Yarrabilba, QLD. 

Approved Streetscape 
All streetscape works to tie into existing proposed streetscape 
finishes. Potential to incorporate additional street trees along Dixon 
Ct. 

Hardstand 
All hardstands to stay consistent with architectural material and 
finishes palette. Potential to incorporate contrasting hardstand 
finishes to delineate entry areas, shop frontages and licensed areas. 
Refer to architectural package for further details. 

Feature signage 
Signage to frontage corner to be visible from streetscape 
recommended to be pylon signage. Refer to architectural plans for 
further details. 

Frontage Deep Planting 
Garden bed located along Dixon Crescent entrance within 
easement to be planted with low ground covers only. Species to 
be low-maintenance and drought tolerant. Understorey planting 
shall grow to a maximum height of 1 meter to maintain a visual 
connection between the building and the street ensuring views to 
the signage, and entry. Sight lines to be considered when planting. 

Central Feature Planting
Garden bed located within the internal courtyards to be mass 
planted ground-cover species. Feature shade trees (100LTR at the 
time of planting) to the center of proposed planting beds. Potential 
to incorporate raised garden beds to various areas within the 
courtyards and arbour structure to main pedestrian transitional 
zone. Potential to also include climbing species to various trellis and 
post structures.  

Car Park
Garden bed located within the internal carpark to be mass planted 
ground-cover species. Shade trees (45LTR at the time of planting) 
to the center of proposed planting beds. Shade trees in car parking 
areas to be provided where possible. 

Boundary Perimeter Planting Area
Plantings of large screening hedge to soften development 
boundary. Potential to plant shade trees and palms where space 
and offsets allow. Shade trees to be 45LTR at the time of planting. 
Refer to civil plans for all retaining walls and levels. 

Outdoor staff area
Outdoor staff area to include feature shade tree and screening 
planting. Potential to include built in seating and permeable 
pavement to surface treatment. 
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Landscape Design

2.3 Landscape Plan  Ground Level Treatment Areas

Subject Site
Lot 20 Dixon Ct, Yarrabilba, QLD. 

Potential Shade Tree/ Palm Locations 
Ensure 3m offset from building/roof line. 

Proposed Street Tree Locations
Potential to incorporate additional street trees where space allows.
45LTR at the time of planting.

Existing Street Tree Locations
Potential to incorporate additional street trees where space allows.
45LTR at the time of planting.

Proposed Tree Locations
Proposed tree locations for adjacent development. Potential to 
provide shade to North Eastern boundary. 

Roof Line
All Palms to be offset a minimum of 3m from roof and building line 
where possible.

Easement 
Refer to civil package for further information regarding the 
easement along Dixon Crescent. 

Bushfire Setback 
Planting within the bushfire setback to comply with bushland 
protection systems and bushfire hazard guidelines. Landscaped 
areas can consist of tall canopy tree species and mowed grass 
under 300mm high, potential to incorporate fire tolerant species. 
All landscaped areas within the bushfire offset are to be managed 
regularly, and in accordance with Bushfire Management Plan. 

Frontage Deep Planting (inc within Easement)
Garden bed located along Dixon Crescent entrance within 
easement to be planted with low ground covers only. Species to 
be low-maintenance and drought tolerant. Understorey planting 
shall grow to a maximum height of 1 meter to maintain a visual 
connection between the building and the street ensuring views to 
the signage, and entry. Shade trees are required to be clear trunked 
to maintain clear line of sight.

Car Park
Garden bed located within the internal carpark to be mass planted 
ground-cover species. Shade trees (45LTR at the time of planting) 
to the center of proposed planting beds. Shade trees in car parking 
areas to be provided at 1 tree per 6 car parking spaces, where 
possible. 

Boundary Perimeter Planting Area
Plantings of medium to large screening hedge to soften 
development boundary. Potential to plant shade trees and palms 
where space and offsets allow. Shade trees to be 45LTR at the time 
of planting. Refer to civil plans for all retaining walls and levels. 

Low Boundary Perimeter Planting Area
Plantings within this zone are to remain below 150mm in height to 
allow for vehicle overhang. Refer to Traffic report and Architectural 
package for further information.

Central Feature Planting
Garden bed located within the internal courtyards to be mass 
planted ground-cover species. Feature shade trees (100LTR at the 
time of planting) to the center of proposed planting beds. Potential 
to incorporate raised garden beds to various areas within the 

1

3

4

5

2

Y
A

R
R

A
B

I
L

B
A

 
D

R
I

V
E

N0m 5m 20m

1

1

1

3

4

5

5

5

5

2

2

2

2
Easement 

Easement 

ADJOINING DEVELOPMENT 
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Note: Retaining wall locations included for reference only.  Refer to civil engineering 
plans for all details regarding retaining wall heights, location and alignments. This plan 

set does not seek approval for any retaining structures.

Subject Site
Lot 20 Dixon Ct, Yarrabilba, QLD. 

Existing Retaining Wall
Refer to civil package for further details. 

Retaining Wall
Refer to civil package for further details. 
Location to be confirmed

Fence Type A
Black Chain-wire fence
Typical height: 1.8m -2.4m 
Chain-wire fence to height 1.8m associated with the rear retaining 
wall and development boundary. 

Fence Type B
Boundary Fence
Typical height: 1.8m 
Boundary fence proposed along development boundary street 
shall be ‘softened’ with planting. 

Fence Type C
Feature Batten Fence
Feature batten fence to height 1.2 - 1.8m located along external 
services and secure areas. 

Fence Type D
Trellis System 
Typical height: to be confirmed 
Vertical Trellis system to provide climbing species to green facade

Signage
Typical height: to be confirmed 
Feature sign to the development frontage to be a blockwork 
structure. Refer to architectural package for further information. 

Headwall Outlet 
Headwall outlet to drainage channel.
Size and location to be confirmed.
Refer to civil package for further details. 

8A

8R

8R1
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Landscape Design

2.4 Landscape Plan Fence & Edges Ground Level
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APPLICATION 
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AMENDED IN RED
By:

Date:

Matthew Buchanan

28 July 2023Chain-wire not approved. 
Fencing to be provided in
accordance with Figure 8:
Security fencing within the
Industry and business
areas PDA Guidline.

Fencing to start in
line with return to
building i.e. not
continue to front
boundary

*

*Compliance assessment
required for Pylon signs in
accordance with Condition
29 - Pylon signs
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Subject Site
Lot 20 Dixon Ct, Yarrabilba, QLD. 

Pedestrian Access
Internal access pathways from car park to buildings. 

Proposed Pedestrian  Pathway
Proposed to connect to proposed pedestrian pathway network. 

Service Access
Internal access pathways from car park to buildings. 

Vehicle Access
Internal vehicle access around buildings and takeaway restaurant. 

Bike parking 
22 bike parks proposed to be provided.
18 secure staff bike parking & 4 visitor bike parking.

Landscape Design

2.5 Landscape Plan Access plan 
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3.0

Design Details.
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8C

Design Details

3.1 Planting Palette 

1

5 6 7 8

2 3 4

Trees

10 Backhousia citriodora Lemon myrtle

11 Melaleuca leucadendra Fine Leaf White Paperbark

12 Tristaniopsis laurina ‘Luscious‘ Luscious

Elaeocarpus eumundi Eumundii Quandong

Eucalyptus moluccana	 Grey box

Shrubs & Accents

8 Westringia fruiticosa Coastal Rosemary

Syzygium Hedges Lilly Pilly Various

Alpinia sp Native Ginger

9 Acacia concurrens Black wattle

Groundcover

1 Hardenbergia violacea Happy Wonderer 

Viola banksii Native violet

2 Grevillea ‘Poorinda Royal Mantle’ Grevillea Royal Mantle

3 Dianella caerulea Blue Flax Lilly

Myoporum parvifolium Yareena

4 Liriope Evergreen Giant Evergreen Giant

5 Lomandra longifolia ‘Tanika’ Mat Rush

6 Carex appressa Tall sedge

7 Westringia fruticosa ‘mundi’ Mundi

9 10 11 12

Note: All landscaped areas within the bushfire setback are to be in accordance with the Bushfire Management Plan. 
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1. Introduction 

This report has been prepared to support the development application to approve the 

construction of a commercial development. The development is proposed to take place 

over the following parcel of land:  

Property Address:   20 Dixon Circuit, Yarrabilba 

Property Description:   Lot 20 on SP331111 

Council:   Logan City Council (EDQ Area) 

Registered Site Area:  6,079m2 

The purpose of this report is to demonstrate the civil engineering outcomes for the 

development to ensure compliance with all necessary State and Local Government 

policies. 

 Report Abstract 

This report describes that no apparent significant constraints on the execution of 

earthworks, services, sediment and erosion control, provision of vehicular access, or the 

drainage of stormwater are excepted resulting the development of the site.  
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2. Property Description  

 Locality and Previous Use 

The proposed development is situated within Yarrabilba, which is registered as Lot 20 

on SP331111. 

The site is zoned part of the Priority Development Areas (PDAs). Development in these 

areas is managed by Economic Development Queensland (EDQ). 

Full details of the site topography and existing features are shown on the detailed site 

survey included in Appendix A. A general locality plan is presented in Figure 2.1 below: 

 

  

Figure 2.1 - Site Locality/Zoning (Courtesy of Logan City Council – Accessed January 2023) 

 Topography and Drainage 

The site grades are consistent grade from west to east away from Yarrabilba Drive 

towards the fauna corridor. With ultimate discharge towards Qiunzeh Creek to the north 

of the development.   

Site survey data indicates the highest levels on the site are around RL31.10m AHD 

along the western boundary of the site and lowest along the north-eastern corner at 

RL29.8m. 
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3. Proposed Development 

The proposal is to build a commercial development, key components of the new 

development are:  

• Showroom (x3);  

• Fast food premises (x1);  

• Fast food premises or Food premises or Shop (x5);  

• Business or Office (x4).  

 No major external works are proposed as part of the development. 

The only works outside the boundary are expected to include new vehicle cross over 

(VXO), as well as connecting to public infrastructure like stormwater, water, sewer, 

electrical and communications. 

 
Figure 3.1 Architectural Layout 

Full development plans are located within Appendix A for further details.  
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4. Proposed Stormwater  

The entire precinct has been previously approved under the Yarrabilba Precinct 3 
Stormwater Quality Management Plan - Version 2 by DesignFlow dated 2016 and 
certified by DesignFlow ROL2 certification letter dated 12 November 2021.  
 
The site is proposed to be serviced by an internal stormwater network connection to 
the existing DN375 outlet headwall to the north of the site. Flows from the headwall 
will then enter the existing open stormwater drainage channel before flowing 
downstream to the bio-basins adjacent lot 22.  
 

 Upstream Catchment 

The site is not affected by any upstream catchments. 

Refer Appendix B for layouts of proposed infrastructure.  
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5. Earthworks 

The earthworks associated with the proposed development will predominantly involve 

the importation of fill material with cut to fill excavation to facilitate the construction of 

the development pad and internal road network/carpark.  

In addition to the fill, two-tier retaining walls are proposed within the site for provision 

of services. These will be constructed as per Logan City Council standards. Refer the 

below Figure 5.1 and preliminary bulk earthworks plan and section in Appendix B 

detailing the preliminary earthworks proposed.  

 

Figure 5.1 Preliminary Earthworks 
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Figure 5.2 - Earthworks Sections 

Council mapping does not indicate the site to be within a Land Slide Hazard and Slope 

or Acid Sulfate Soils.  
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6. Erosion and Sediment Control 

During construction, it shall be the responsibility of the Principal Contractor to ensure 

that the development complies with the relevant erosion and sediment control 

objectives.  

This section of the report provides suggested inclusions in an erosion and sediment 

control plan for the proposed development site. This plan includes recommendations 

for monitoring and reporting responsibilities and the construction of site-specific 

sedimentation and erosion control measures. Detailed drawings specifying the 

proposed erosion and sediment control measures are to be provided at the next stage 

of the development.  

 General Erosion and Sediment Control Measures 

It shall be the responsibility of the Principal Contractor to ensure the following erosion 

and sediment control measures are implemented on site: 

• Clean stormwater runoff from upstream allotments is to be directed away from 

the development site using earth bunds or cut-off drains, as deemed appropriate 

by a suitable supervisor; 

• The prevention of sediment runoff towards other allotments via the effective 

implementation of silt fences, sediment basins or other mitigation devices as 

deemed appropriate by a suitable supervisor; 

• Sediment runoff shall also be prevented from entering the Council stormwater 

drainage system via the implementation of control measures such as gully pit 

sediment barriers; 

• Erosion shakedown points shall be established at all vehicular access points, 

with shakedown areas regularly swept clean and sediment removed; and 

• Erosion and sediment control measures are not to be removed from the 

development site until the site is completely rehabilitated and the surface is 

capable of resisting erosion. 

• Site induction courses shall include details of an environmental management 

reporting system, through which personnel will be able to report perceived 

erosion and sediment control issues on site. 

 Spoil and Stockpile Management Measures 

It shall be the responsibility of the Contractor to ensure the following spoil and 

stockpile management measures are implemented on site: 

• Where the stockpiling of spoil and excess earthworks is necessary on the 

development site, stockpiles shall be established as far away as possible from 

stormwater inlets and pipelines to reduce the likelihood of sediment runoff; and 

• Stockpiles are to be established within a designated zone of fill material and 

should be surrounded with appropriate erosion and sediment control measures.  
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7. Regional Flooding  

The site is not affected by regional flooding or mapped overland flow, refer the below 

Figure 7.1 details the location of the nearest flood/overland flow zone, with the site is 

well outside of this area. The larger site of Yarrabilba Precinct 3 has previously been 

captured under the approved Yarrabilba Precinct flood study by Design Flow dated July 

2016. 

 

Figure 7.1 – Extents of Flooding (1% AEP Event) 
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8. Sewer and Water Connection 

 Sewer Connection 

The site is serviced by an existing DN375 PVC sewer main along the southern 

boundary of the site constructed previously for earlier precincts. Refer the below 

screenshot of the locating the existing sewer infrastructure and also Appendix A for 

detailed survey showing the line and levels for future connection.    

  

  
 
Figure 8.1: Existing Sewer Main Location  
 
A new connection to the existing sewer main is proposed, refer Appendix B for 

preliminary sewer layout plan and details. Connection will be via an existing manhole 

prior to connection into the existing gravity main to the south of the site. All internal 

works are via hydraulic design and plumbing and drainage approvals. Live connections 

works will be completed under operational works approvals process.   

 Water Connection 

There is an existing DN150 PVC water main located to the south of the site. Connection 

for the development to this existing main is via a new DN100 connection to align with 

the standard arrangement with above ground meter arrangement and easement, refer 

Appendix B for details sizing and easement allocation. 

Existing Sewer (Red) 
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Figure 8.2: Existing Water Main Location 

 
  

Existing Water (Blue) 
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9. Road and Access 

Vehicular access to the development is proposed via the construction of new vehicle 

cross over (VXO) at the site frontage of Dixon Circuit. The construction of a new private 

internal road within the development will be constructed to service the proposed 

commercial development along with the proposed carparking areas. Refer TTM report 

for further assessment of access.  

All internal roads will be designed in accordance Australian standards with access VXO 

as per Logan City Council Guidelines.  

Refer Appendix B for preliminary drawings.  
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10. Conclusion 

This report has been prepared to support the lodgement of a development application 

to approve the construction of a commercial development.   

There are no apparent significant constraints on the execution of earthworks, services, 

sediment and erosion control, provision of vehicular access, or the drainage of 

stormwater from the site. 

A summary of the proposed water and sewer connection strategy has been presented 

for EDQ’s consideration.  

This report demonstrates that the proposed development can be suitably serviced with 

all engineering services described and supports the type and scale and development 

that is proposed. 



 

 
  

Appendix A

• Site Survey

• Development Layout Plans













1 
 

 

 
 
 
 
 
 
 
 
 

Appendix B

• Civil Drawings 
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1. Background

A Bushfire Mitigation Plan is designed to identify and minimise the potential bushfire
risk to a given property and to help property owners to minimise bushfire risk to
themselves, their property and their neighbours, although it will not completely
eliminate that risk. Ultimately it is a community responsibility to protect the
environmental values, life and property in their area.

This plan is a Sub-Precinct Specific Plan for Lots 15-18 & 20-22, Sub-Precinct 3D of
Yarrabilba, produced in accordance with:
 State Planning Policy 7/17 (SPP7/17) including the December 2019 support

documents, under the planning Act 2009.
 The Context Bushfire Hazard Assessment and Mitigation Plan for Precinct 3 of

Yarrabilba produced by Bushland Protections Systems, dated 2/4/16.
 This report also takes into consideration the ‘Pre-Development Bushfire

Mitigation Concept’ Plan prepared by Bushland Protection Systems, dated
30/1/12.

This plan is based on the following material supplied by Lend Lease, and several site
visits.

1.1. A copy of the Yarrabilba Precinct 3 Context Plan, Supplied by Lend Lease,
drawing no. YAR_P03_PCP180803, dated 3/8/18, is included as Appendix 1A in
this report.

1.2. A copy of the Bushfire Plan, drawn by Lendlease, drawing no. YAR-PO3D-
ROL2-BFP-200907, dated 7/09/20, is included as Appendix 1B in this report.

2. Description

The overall Yarrabilba site has been used as a pine plantation in the past with
operations ceasing some 21-22 years ago with minimal management since that time,
creating considerable pine regrowth, grass and weed growth.  Some areas have been
hazard reduced by the local Rural Fire Brigade from time to time, although
unauthorised ignitions have been responsible for the majority of fires on the site.

Sub-Precinct 3D consists of a retail/community/commercial infrastructure/mixed use
area, which will be predominantly cleared for development, and open space areas
including both managed and conservation. This report focuses on proposed Lots 15-18
& 20-22 as shown in Appendix 1B, with the predominant bushland exposures being
the corridors to the north and east. To the west are the previously approved and
developed allotments making up the rest of Sub-precinct 3D.

To the north of the allotments is a small area of open space that then adjoins the fauna
corridor that runs east-west through Precinct 3 and connects to the National Park
(Plunkett Conservation Park) to the east of Precinct 3. The unmanaged portions of the
open space area and the fauna corridor will eventually consist of grassy eucalypt
vegetation over slopes of up to 4 degrees. The corridor would be assigned a
Vegetation Hazard Class (VHC) of 9.2 with associated fuel loads of up to 17.2t/Ha,
over slopes of up to 4 degrees with an FFDI of 54, providing for a potential fire line
intensity of up to 11,307kW/m equating to a Medium hazard rating.
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Running north-south to the east of the proposed allotments is an open space waterway
corridor to be retained predominantly as bushland.  The corridor will vary in width
from 130 to 250 metres and follows a shallow water flow path, with relatively level
slopes of up to 5 degrees. The eventual bushland would be assigned a Vegetation
Hazard Class (VHC) of 16.1 with associated fuel loads of up to 16t/Ha, over relatively
level land up to 5 degrees slope with an FFDI of 54, providing for a potential fire line
intensity of up to 10,438kW/m equating to a Medium hazard rating.

Between the allotments and the two corridors outlined above is an open space area
which will be predominantly bushland with some managed areas as outlined further in
this report. The retained bushland will also be assigned a Medium hazard rating unless
otherwise managed as a buffer area as outlined in the report.

The power line easement area to the south is to be cleared and managed by regular
slashing in accordance with the approved Concept BMP.

Table 1
POTENTIAL HAZARD CLASS POTENTIAL FIRELINE INTENSITY
Not Bushfire Prone Area (Low) <4,000 kw/m
Medium 4,000 to 20,000 kw/m
High 20,000 to 40,000 kw/m
Very High >40,000 kw/m

The Bushfire Hazard Mapping also incorporates a 100 metre Potential Impact Buffer
meaning that any land within 100 metres of a Potential Bushfire Hazard is also
assigned the same rating as that bushland and triggers the Bushfire Code if Medium,
High or Very High.  Whilst having the same distance for all three levels of hazard is
not considered a fit for purpose application, it is unfortunately what is legislated at this
current time. Therefore, proposed Lots 16-18 & 20-22 would be subject to a bushfire
hazard rating being within the potential impact buffer zone, while Lot 15 would be
assigned a Low hazard rating.

Appendix 1B provides a visual representation of the Potential Impact Zone for
allotments requiring bushfire measures.

3. Appropriate Building Location & Managed Buffers

As the site is relatively level to undulating topography, there are no significant steep
slopes causing buildings to be located along ridgelines or the like. The developable
area is on the lower slopes, where future buildings will not be exposed to significant
upslope bushfire approach.

The SPP 7/17 with support documents, requires a separation between hazardous
bushland (Medium, High or Very High hazard rated bushland) and buildings to be
sufficient to achieve a 29kW/m2 or less radiant heat flux rating, when assessed in
accordance with the methodology outlined in the Bushfire Resilient Communities 2019
support document. For this application that distance would be 17 metres separation.

In the event the land use involves a Vulnerable Use, Community Infrastructure or
Hazardous Materials, the required minimum separation increases to achieve a
10kW/m2 or less radiant heat flux rating, when assessed in accordance with the
methodology outlined in the Bushfire Resilient Communities 2019 support document.
For this application that distance would be 40 metres separation.
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Appendix 1B shows the 100m potential impact zone measured from the proposed edge
of unmanaged hazardous bushland (outer northern and eastern extent of impact zone).
Both the 17 metre and 40 metre separations are also shown in Appendix 1B, measured
from the proposed edge of unmanaged bushland, demonstrating the minimum
separation required dependant on the proposed land use.

With the separation distances adhered too, future buildings would achieve what is
considered a tolerable risk level in accordance with the SPP 7/17 - Bushfire Resilient
Communities 2019 support document

4. Roads and Fire Trails

The main road (Yarrabilba Drive) along the southwest side of Lots 15-17 provides
access to the north, with access also provided to the east via Fauna Way on the
southern side of Lot 17, and also future access to the south. The internal road is a loop
road, mostly sheltered from bushland exposure, except for adjacent to Lot 17 and
provides direct road frontage for the proposed allotments. It is considered unlikely for
access/egress to be denied due to a bushfire event due to multiple access/egress route
and managed areas.

A fire trail is proposed around Lots 18 & 20-22 providing vehicle access between these
allotments and unmanaged bushland.

Fire trails would be low impact preferably with a mowed or slashed surface which
would minimise disturbance or erosion, have a maximum grade of 25% and maximum
cross slope of 5%.  Fire trails are to have a minimum cleared width of 6 metres and
minimum formed width of 4 metres.  Where fire trails deviate away from lot
boundaries the area between the trail and lot boundary must be managed with low fuel
levels so as not to compromise the buffer function that fire trails provide in addition to
vehicle access.  Appendix 4 on fire trails is included in this report as a guide on
establishing and maintaining fire access trails.

5. Appropriate Building Construction

The bushfire provisions of the National Construction Code (NCC) are applied to Class
1, 2 & 3 buildings and associated Class 10a buildings, located in designated bushfire
prone areas.  “Designated bushfire prone area means land which has been designated
under a power in legislation as being subject, or likely to be subject, to bushfires” (NCC

Schedule 3 Definitions).

Sub-Precinct 3D is a retail/community/commercial infrastructure/mixed use area,
therefore it is not expected that there will be any Class 1, 2, 3 or associated 10a
buildings in Sub-Precinct 3D and as such the bushfire provisions of the NCC,
including AS3959-2018 are not applicable to the future buildings in Sub-Precinct 3D.

6. Appropriate Clearing and Landscaping

The proposed allotments are to be maintained with low ground fuel levels at all times
and may include domestic gardens/landscaping, lawns with grass kept under 100mm in
height and scattered trees with discontinuous canopy.
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The areas shown as Potential Impact Zone outside the proposed allotments are
proposed to be managed areas, including to the east of Lot 17, between Lot 18 & 22,
and north of Lots 20-22.  These areas are to be managed equivalent to an outer Asset
Protection Zone (APZ) as outlined in Appendix 2 of this report. Slopes within these
managed areas, including any batters, are to be less than 25% (1:4) to allow for
management.  Responsibility for management will rest with the landowner.

The retained bushland along the fauna corridor and waterway corridor are to be
managed by the removal of weed species and control of non-endemic grass growth.
All slash pine is to be removed from the site including within the retained bushland
areas and future regrowth slash pine is also to be removed.

As a guide to landscaping and gardening in a bushfire prone area, the document
‘Landscaping for Bushfire’ produced by the CFA Victoria, is a useful guide on plant
selection, garden design and ongoing maintenance.  It can be found at
https://www.cfa.vic.gov.au/plan-prepare/landscaping.

The power line easement area to the south is to be cleared and managed by regular
slashing in accordance with the approved Concept BMP.

Fibrous bark trees, such as melaleuca, swamp mahogany and stringy bark, have a
tendency to increase ember attack during a bushfire, due to the fire running up the tree
trunk and burning bark breaking off, creating large quantities of airborne burning
embers.  Ribbon bark tree species (trees that shed their bark in long strips) are also an
issue, significantly increasing the potential for spot fires.  For this reason, tree species
with these bark types should not be used as revegetation/rehabilitation/regeneration
plantings in urban interface areas.

In bushland areas, the areas around the fringes of the bushland and along fire trails
have a tendency to have increased ground fuel loading, as a result of increased sunlight
penetration producing better growing conditions for grass and weeds (known as ‘Edge
Effects’), which can have an adverse impact on the local ecosystem and safety issues
for fire suppression personnel during unplanned fire events.  These non-endemic
grasses penetrate into the edges of the retained bushland, creating conditions for high
intensity fire which damages the edges of the bushland, opening up the canopy which
then allows more sunlight in and promotes grass and weed intrusion further into the
bushland. This cyclic process has the effect of decreasing the size of quality bushland
and increasing grass and weed dominated areas.  The most cost effective way to
control grass and weed growth is to create a good closed in canopy cover, which will
shade out the undesirable species.  The control of fuel loads along the edges by regular
mowing, brush cutting or in some cases poisoning may be suitable.  Areas with a
build-up of volatile fuel levels along the open edges of bushland, where full sunlight is
available, can be where the most damage is inflicted on the bushland during a bushfire.

For optimal bushfire safety and best practise, the required vegetation management
practises for allotments must be established during operational works and maintained
by the developer until sold.

All land under the control of the developer is to be managed to control ground fuel
levels and prevent uncontrolled regrowth, in areas identified as developable in
accordance with the Pre-development Bushfire Mitigation Concept plan dated 30/1/12.
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7. Provision of Adequate Water Supplies

The area of the proposed development is to be serviced by reticulated water supplies
with the inclusion of fire hydrants for firefighting purposes. These services are to
comply with the relevant standards as required by the local authorities, including a
minimum pressure and flow of 10 litres per second at 200kPa.

8. Provision of Fire Fighting Infrastructure

Buildings are to have external taps and hoses (or hose reels) that are positioned so
water supply can reach to all parts of the buildings.  All water lines are to be covered
by at least 300mm of soil or be of metal above ground. Occupants should maintain
good access around their buildings for fire suppression activities by fire authorities.

9. Local Fire Brigades

The subject property is currently in the Tamborine Rural Fire Brigade district and they
would be responded on a 000 emergency call, with back-up from Logan Village Rural
Fire Brigade. If further back-up is required, additional units would be engaged by the
Beaudesert/Logan Rural Fire Brigades Group. Urban fire appliances would be
responded in the event of a structural fire or specialised structural protection being
required.

In time as urban development progresses in this area it will most likely become the
responsibility of the Urban Fire Service.

10. Improved Community Awareness

Managing ground fuel in small pockets of bushland at the interface between urban
development and bushland (Izone) is the easiest way of reducing bushfire hazard,
particularly the removal of non-endemic grass and weeds.

Bulk hazardous materials, including fuels, explosives and flammable chemicals are
generally not to be manufactured or stored above ground within 100 metres of Medium
hazard rated bushland.

The Bushland open space is a very sensitive ecosystem and could be altered drastically
if not cared for properly. The community can assist in maintaining this fragile
ecosystem by preventing unwanted fires from encroaching into the parkland, ensure
that dumping of rubbish does not degrade the area and that exotic plant species do not
invade the bushland. Hot fires on a regular basis will degrade the bushlands
biodiversity.

11. Conclusion

This plan is a Sub-Precinct Specific Plan for Lots 15-18 & 20-22, Sub-Precinct 3D of
Yarrabilba, produced in accordance with:
 State Planning Policy 7/17 (SPP7/17) including the December 2019 support

documents, under the planning Act 2009.
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 The Context Bushfire Hazard Assessment and Mitigation Plan for Precinct 3 of
Yarrabilba produced by Bushland Protections Systems, dated 2/4/16.

 This report also takes into consideration the ‘Pre-Development Bushfire
Mitigation Concept’ Plan prepared by Bushland Protection Systems, dated
30/1/12.

With the appropriate management of the allotments and APZs, adequate water supply,
good access provisions and minimising of ground fuels, the risk of bushfire damage
can be managed and improve the safety of the community and fire services in
attending to a bushfire threat, as well as maintaining the localised ecosystems.

This plan should remain current for a period of 5 years, until 2025, at which time it
should be subject to review to take account of changing land use and vegetation
patterns. Any major bush fire event affecting the subject site should also trigger a
review in order to determine effectiveness of protection measures and annual hazard
reduction initiatives.

Ultimately, persons living or operating in a bushfire prone area must take the
precautions necessary to protect themselves, their families/staff, and their buildings if
Brigades are stretched and are unable to attend immediately.

If you require any further assistance, please do not hesitate to contact this office.

________________________
C. L. Bain
Principal Consultant.
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APPENDIX 2

Asset Protection Zones

Appendix 2 on Asset Protection Zones (APZs) is included in this report as a guide on
how to implement and maintain Asset Protection Zones.

What is an APZ

Generally buildings or infrastructure located in a bushfire prone area are required to
have a minimum separation between the buildings/infrastructure and the unmanaged
hazardous bushland (hazardous bushland being bushland assigned a Medium, High or
Very High bushfire hazard rating).  This separation is known as an Asset Protection
Zone (APZ) and is also sometimes referred to as a Radiation Zone or bushfire buffer.

The Asset Protection Zone can include roadways, fire trails, car parking, driveways,
active park and managed areas (i.e. lawns and correctly designed landscaping). For
example on rural allotments the APZ would most often be provided by managed areas
with a Low hazard rating (lawns and gardens), whilst in an area of small residential
allotments adjacent to large areas of bushland the APZ may consist of a roadway or
fire trail possibly supplemented by managed areas within the allotments.

An APZ provides an area for bushfire impact mitigation and a defendable space for
active fire suppression.  An APZ;
 Allows the radiant heat from a bushfire in adjacent bushland to at least partially

dissipate before impacting on buildings or infrastructure, thereby mitigating the
bushfires impact on the asset

 Reduces the chance of direct flame contact on buildings
 Usually includes vehicle access or firefighter pedestrian access
 Provides an area of defendable space around the asset, allowing firefighters

room to work safely and defend structures during direct, indirect and defensive
suppression strategies

 Provides a work area and break for hazard reduction burning activities to be
conducted, if desirable.

Dimensions of APZs

Often the APZ will be split into two zones, an ‘inner APZ’ and ‘outer APZ’,
particularly where the APZ is a managed vegetation area.  As a general rule of thumb
the first ten metres around the building would be an inner APZ while the remainder of
the required separation would be an outer APZ, however the exact dimensions are
those stipulated in the bushfire mitigation plan, not the generalised examples stated in
this appendix, as it may vary depending on individual site conditions. The dimensions
may vary depending on site factors, for example with a building on a slope, the APZ
may be less on the upslope side of the building than on the downslope side.  A change
in vegetation type or size of vegetation area that the building is exposed to may also
vary the dimensions of the APZ. An extended outer APZ is also sometimes used to
extend the outer APZ in consideration of slope.  The extended outer APZ is usually
managed the same as the outer APZ.
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Slopes in APZs

Generally APZs require ongoing vegetation management and therefore need to be
located where management can be physically possible.  APZs on public land should
not include slopes with a grade greater than 1:4, on private land APZs should avoid
slopes greater than 1:3. For example; where a roadway (including road verge)
provides the required separation, the road verge cannot consist of a batter greater than
1:4.  Where a retaining wall is located within an APZ, access to all levels need to be
provided permitting management of the entire APZ.

Vegetation in APZs

It should be noted that APZs do not necessarily call for complete clearing of all
vegetation, as tall canopy tree retention, for example, is a common feature within outer
APZs. The management of fuel levels within these zones is designed to reduce the
intensity of bushfires before the bushfire impacts on assets such as buildings and
property. The correct and continued maintenance of fuel levels within a buildings APZ
may result (depending on factors such as terrain, fuel types and climatic conditions) in
reduced flame height, a slowing of the rate of spread of the fire and a reduced risk of
direct or radiant heat attack on buildings and other property assets.

The following is a guide for vegetation within APZs, however where there is an
inconsistency between the main body of the Bushfire Mitigation Plan (BMP) and this
Appendix, the requirements of the BMP applies.

The inner APZ;
 Trees have less than 15% canopy cover at maturity and canopy is

discontinuous.
 Trees do not touch or over hang buildings.
 Near surface fuels (shrubs, ground covers) are not to be planted underneath tree

canopies, are less than 300mm in height and have less than 10% plant cover.
 Lawns/grass is kept to less than 100mm height.
 No accumulated Leaf litter or fallen timber.

An example of 15% canopy – If the tree species being used have a maximum 5 metre
diameter canopy at maturity then there could be up to one tree per 130m2.

The outer APZ;
 Trees have less than 30% canopy cover at maturity.
 Trees do not touch or over hang buildings.
 Near surface fuels (shrubs, ground covers) are not to be planted underneath tree

canopies, are less than 300mm in height and have less than 20% plant cover.
Gaps between fuel patches are greater than the size of the patches.

 Lawns/grass are kept to less than 300mm height.
 No fallen timber.
 Leaf litter is not allowed to accumulate to more than 5t/Ha (10mm deep).

An example of 30% canopy – If the tree species being used have a maximum 5 metre
diameter canopy at maturity then there could be up to one tree per 65m2.
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General for both zones;
 No mulch, woodchip, bark or leaf litter build-up against structures or

flammable fencing.
 Shrubs and ground covers should not be species that accumulate a lot of dead

fuel underneath.
 Creepers used as ground cover must not be climbers.
 Creepers should be low broadleaf succulents, such as Myoporum ellipticum.
 Tree selection is not to include fibrous bark trees or ribbon bark trees.
 Tree species have a well-defined trunk with upper canopy, not short bushy

trees with foliage from ground to canopy, providing ladder fuels.  Trees have
branches lower than two metres removed, providing separation between canopy
and ground fuels.

 Weed growth is removed.

The above criteria for an outer APZ, would approximately allow up to 8t/Ha overall
fuel load in the outer zone.

Plant/Canopy cover is defined as the amount of ground blocked out by that fuel layer if
viewed while looking straight down from above.  Each plant is considered opaque –
any ground within the perimeter of the plant cannot be seen.

Pebbles, gravel or scoria may be useful substitutes for garden mulch.  Pathways and
gravel areas in addition to lawn can assist in separation of plantings resulting in less
continuity of fuels.

How to select the correct plant species for APZs

In selecting the correct plant species to use for landscaping in a bushfire prone area,
consideration needs to be given to plant moisture content, branching patterns, texture,
foliage density, leaf type, bark type, retention of dead material, and presence of oils,
waxes and resins.

As a guide to landscaping and gardening in a bushfire prone area, the document
‘Landscaping for Bushfire’ produced by the CFA Victoria, is a useful guide on plant
selection, garden design and ongoing maintenance.  It can be found at
https://www.cfa.vic.gov.au/plan-prepare/landscaping. Section 5 of the document
provides a good description of the above characteristics and which are good or bad,
and Section 7 of the document provides a plant selection key, which is a step by step
guide on how to select plants based on those characteristics and should be used when
choosing what plants to have in APZs.

There are a number of different terms used to identify suitable plants, some of the
more common ones include Fire Resistant, Fire Retardant and Firewise. Not all of
these are correct and such plant lists are often confused by some as to their purpose.

‘Fire Resistant Plants’ is a term that describes plant species that survive being burnt
and will regrow after a bushfire.  They are resistant to being killed by a bushfire, but
not to being burnt.   Therefore they may be highly flammable and inappropriate for
bushfire risk areas.  You can often find lists of ‘Fire Resistant Plants’ being used for
the wrong purpose due to people not understanding this, so beware, it doesn’t not
necessarily mean low flammability.
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‘Fire Retardant Plants’ can be confused by some as being plants that will not burn.  All
plants will burn under the right conditions, so don’t be misled.  Plants with low
flammability are good, but can still burn, which is why positioning, planting density
and ongoing management is also just as important.

‘Firewise Plants’ is the term used in the ‘Landscaping for Bushfire’ document to
describe suitable lower flammability plants.

Other Features within APZs

Non-flammable features such as tennis courts, in-ground swimming pools, dams,
driveways, paved or concreted areas, uncovered patios and non-combustible water
tanks may be located within the APZs. (Note: a timber deck around a pool, is not non-flammable
and if connected to the building is part of the building.)

Retaining walls and Fencing within APZs should preferably be non-flammable.

Piles of timber, fire wood and other flammable material should not be stored within the
APZ unless shielded from bushfire.

Management of APZs

Management requirements in the APZ include:
 Tree branches below two metres being removed.
 Selective removal of tree saplings.
 Fallen Timber, bark and twigs being removed.
 Leaf Litter being controlled to the appropriate level, which can be achieved by

raking or using a blower/vac.
 Removing of weed growth regularly, especially woody weed.
 Regular mowing, slashing or grazing.
 Trimming back of shrubs and ground covers
 Regular watering to keep lawns and vegetation lush and green at all times,

particularly during drought, when fires are more likely to happen.
 If poisoning is used, ensure dead material has time to collapse and begin to rot

prior to the onset of fire season and not provide standing dead material as fuel
for a potential bushfire.

Ongoing management of vegetation in the APZ is just as critical as getting the right
type of plants and correct landscape design.

Building construction ratings (or BALs) are calculated with consideration of the
amount of separation between the building and hazardous bushland.  Not properly
maintaining the APZ separation may mean the designated construction of the dwelling
is not sufficient and could compromise building survivability in the event of bushfire.
This could also lead to issues with insurance claims in the event of building damage or
loss.
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APPENDIX 3

Being Prepared

Knowing how to prepare your property for bush fire, both pre-fire and during a fire,
can assist in protecting people and property.  It can also alleviate a lot of the stress and
panic and the feeling of helplessness that is commonly felt by the inexperienced and by
the ill-prepared.

It is generally accepted that South East Queensland does not experience the same
degree of extreme fire conditions as the southern states of New South Wales, Victoria
and South Australia.  Having said this it is also accepted that this State’s bushland
experiences a relatively regular fire regime.  From time to time conditions may occur
that will institute a serious and potentially destructive fire.  These conditions can be
recognised and precautions taken.  It must be remembered that during extreme fire
conditions the fire services may be stretched to the limit and may not be able to
respond immediately to your particular emergency. Fire trucks and fire fighters are a
limited resource so it is important that they are deployed in an appropriate manner to
best manage the fire.  The Queensland Fire and Rescue Service do not guarantee a fire
truck will be available to defend every structure during a large bushfire. So it would
be desirable to be as prepared and self-reliant as possible to protect yourself, your
family and your assets. It is not difficult if appropriate preparation is undertaken and
the following information is provided to be of some assistance.

1. Conditions that may lead to a Serious Fire:

1.1. Higher than average air temperatures for prolonged periods.

1.2. Large and very dry fuel loads.

1.3. Prolonged dry spell with little or no rain resulting in low soil moisture content.

1.4. Very low relative humidity, ie. there is very little moisture in the air.

1.5. Strong and gusty winds, usually from the north through to the west contribute to
increased fire hazard.  The longer these winds continue the drier the conditions
become, and the higher the risk of serious fire.

Observation of local weather conditions past and present will give the best indication
of the potential intensity of a fire at any given time or place.

Notification of potential bushfire conditions are available from the Queensland Rural
Fire Service and Local Brigades, in the form of Fire Danger Ratings often seen on
roadside signs, Advice Messages, Watch and Act Messages and Emergency Warnings.
More information on these information sources, where to find them and what they
mean, is available on the Rural Fire Service Website www.ruralfire.qld.gov.au or
through the local Fire Brigade.
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2. Basic Fire Behaviour.

Having some idea of what a fire is likely to do in your local area, will help you make
the right decisions and give you the confidence to deal with an approaching fire if
necessary.  Following are some basic fire behaviours.

2.1. Fire will travel faster and hotter uphill.  The steeper the slope the faster the rate of
spread, in some cases allowing little time to react. The speed of a fire will double
for every 10 degrees of upslope.

2.2. Fire will usually travel relatively slower down hill even with reasonably high fuel
loads, which will give more time to prepare. The speed of a fire will halve for
every 10 degrees of down slope.

2.3. A fire will generally travel faster and at higher intensities with a wind behind it.
The stronger the wind, the faster the rate of spread. Likewise a fire will slow
considerably when burning against the wind in some cases it may even go out.

2.4. The fire will usually burn at a higher intensity and spread faster during the hottest
times of the day and tend to slow down considerably as the evening approaches
and air temperatures drop.

2.5. The greater the supply of dry ground fuel available to the fire, ie. grass, dry leaf
litter, hanging bark and twigs, the greater the intensity of the fire.  If the ground
fuel is minimised the intensity of the fire reduces considerably and so does the
personal risk and the potential for damage.

2.6. If ground fuels are kept relatively low the chances of a fire progressing into the
treetops (crown fire) would be considerably reduced within the Queensland
coastal bushlands. For a fire to progress into the tree tops ground fuels and
elevated fuels must be present providing a ‘ladder’ of fuels from ground level to
tree top. Control of these fuels is the best way of minimising fire intensity and
therefore limiting the destructiveness of a bushfire.

Talk to neighbours that have been present during previous bushfires or consult the
local Fire Brigade to develop an understanding of usual fire behaviour for your
specific location.

3. Preparing for the bushfire season.

Most cases of damage to property are caused by radiated heat, direct flame contact or
most commonly by burning debris or sparks landing in, on, or around buildings and
starting small spot fires which if not attended to may destroy the property long after a
fire front has passed.  There are many steps that should be taken prior to the onset of a
fire season to help protect your property.

3.1. Keep ground fuel cleared from around buildings such as long dry grass, branches,
dead leaves, bark and thick undergrowth.

3.2. Remove elevated fuels, such as hanging bark and fallen debris hung up on lower
branches.
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3.3. Ensure fire breaks/trails/buffers are checked and maintained, even a well-watered
lawn can be an effective firebreak.

3.4. Flammable material around buildings should be kept well clear, such as firewood
piles, rubbish, fuels, hazardous materials, plant pots, boxes, paper, patio and
garden furniture.

3.5. Ensure flammable materials are not stored in open areas under the building.

3.6. Make sure that rainwater gutters are kept clear of leaf litter build-up. Consider a
method of blocking off down pipes so gutters can be filled with water during a
fire to extinguish sparks landing in gutters. There are commercially made
products available or you can create your own.

3.7. Make sure that the roofing is well secured, as winds created during a fire may lift
roofing and allow the entry of burning embers into the roof space. Also clear any
leaf litter or debris build-up from roof areas.

3.8. All windows and vents should be screened with fine wire mesh and all roof areas
closed in to prevent entry by sparks.

3.9. Ensure gas tanks have their emergency relief valves facing away from the
building (this includes barbeque bottles).

3.10.Make sure of reserve water supplies.  Power frequently fails during a fire. If petrol
or diesel pumps are available make sure they and associated hoses and fittings are
in good working order.

3.11. Ensure your bushfire survival kit is up to date and complete.

The Queensland Fire and Rescue Service provide detailed lists for preparation prior to
fire season and what to do during a bushfire event. This information can be found at
www.ruralfire.qld.gov.au or obtained from your local fire brigade.

4. Green Fire Breaks

Added protection from bushfire can be achieved by establishing green fire breaks
which include green lawns, trees arranged to create a shield to catch sparks or fire
brands or the expanding of tropical rainforest species.  Excess rainwater or tertiary
treated waste water could be stored and used for this purpose during dry periods to
maintain the green fire breaks.  Trees and shrubs not subject to drought stress will cope
better during bushfires.  The higher the moisture content in the plant the slower it
burns.  Therefore by keeping the surrounding area green and low in dry ground fuel,
the intensity of an approaching fire will be reduced and the risk of spot fires
minimised.

5. Personal Protection

5.1. If you plan to evacuate, make sure you do so early, long before the fire front
arrives. Evacuating at the very last moment results in the majority of deaths at
bushfires. People remaining to fight the fire need to be physically and mentally
fit to do so.
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5.2. Those staying to protect the property should make sure they protect themselves
from radiant heat, flying embers, smoke and most importantly heat stress.
Protection measures should include the following:
 Long trousers and long sleeve shirt made of wool, denim or cotton (no

synthetics)
 Woollen socks and sturdy work boots for foot protection
 Goggles for eye protection
 A good pair of work gloves to protect hands from burns
 A smoke mask or a damp cloth (non-synthetic), to cover your nose and

mouth to protect you from inhaling smoke and embers.
 Have plenty of drinking water available to protect against dehydration (not

refrigerated as this can cause cramping).

5.3. During the fire

When a fire is approaching and given that you have already carried out your pre-
fire precautions, established adequate buffers, implemented mitigation measures
and established the degree of risk to your property, protection from the actual fire
should be relatively straight forward.

5.3.1. Dress in the appropriate clothing and be sure to drink water regularly.

5.3.2. Fill up bathtubs, sinks, buckets, laundry tubs etc. in case of blackouts.

5.3.3. Close doors and windows.

5.3.4. Close gaps under doors and windows with wet towels.

5.3.5. Block up down pipes, wet down roof, walls and gardens, paying particular
attention to the side the fire is approaching from.

5.3.6. Have a battery-powered radio on hand to listen for information about the
fire’s progress from local radio stations.

5.3.7. Patrol your property while the fire is approaching and take shelter inside as
the fire front passes.  Then continue patrolling the property for many hours
after it has passed, to ensure that any spot fires or smouldering debris do not
get a chance to develop into a major fire, paying particular attention to the
roof cavity of your buildings. Smouldering embers have been known to start
fires hours or even days after the initial passing of the bushfire front.

The Queensland Fire and Rescue Service provide detailed lists for preparation prior to
the arrival of a bushfire and what to do during a bushfire event. This information can
be found at www.ruralfire.qld.gov.au or obtained from your local fire brigade.

6. Further Information?

The local fire brigade is a good source of local district knowledge, they also have
pamphlets and literature produced by the Queensland Fire and Rescue Service
available. Most brigades will also be happy to advise local residents.
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The information provided above is only a basic guide. Further and more details
information is available from the Queensland Fire and Rescue Service. It would be
recommended that residents in bushfire prone areas prepare a ‘Bushfire Survival Plan’,
which is available from the Queensland Rural Fire Service website at
www.ruralfire.qld.gov.au.  The ‘Bushfire Survival Plan’ document provides
information on Bushfire Danger Ratings, Community Warning Information, how to
prepare your property, what to do in the event of a bushfire and what to expect.  The
Bushfire Survival Plan should be updated annually.  Further information is also
available through the Prepare•Act•Survive brochure also available on the Rural Fire
Service website.  For further information contact your local Fire Brigade for assistance
or phone 1300 369 003.
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APPENDIX 4

Recommendations for Fire Trails

Fire trails can be a very effective tool in the management of bushland, for weed
control, hazard reduction requirements, prescribed burns and fire suppression
activities.  A good well maintained trail network can effectively enhance and maintain
desired ecosystems, while providing added safety for the protection of life and
property.  The following is some ways in which fire trails can be constructed and
maintained to improve their viability.

1.  Fire trails should preferably be constructed to a cleared width of 6 metres and a
formed width of 4 metres, and be able to be negotiated by light and medium 4
wheel drive fire appliances.

2.  They should preferably have a maximum gradient of 25%, a maximum cross slope
of 5%, avoid large cut and fill and avoid sharp corners.

3.  Fire trails up to 25% can be of compacted earth surface designed with water
shedding devices, such as pipes under trail, woa boys or change of gradients, to
prevent washouts or gouging of slopes. It would also be advantageous in some
cases if grass coverage can be established, which with periodic slashing or mowing
will assist in preventing washouts.

4.  Fire trails should have access at each end and multiple access/egress points where
possible.

5.  Fire tails are to have passing and turn around areas at maximum intervals of 400
metres.

6.  Periodic management of ground fuel levels along the edges of fire trails should be
implemented to at least one metre each side to improve accessibility during a fire
event.

7.  Trees alongside fire trails should have low branches removed to a height of 2
metres to assist in preventing fire from climbing into treetops. Branches
overhanging fire trails should be removed to a minimum height of 4 metres to
ensure access by fire vehicles.

8.  Fire trails should be inspected each year prior to fire season, to ensure their
condition and carry out remedial work if required.

9.  Dead or dying trees that are close to fire trails and may pose a risk to fire services
should be removed.

10.  Fire trails should not be seen as fire breaks.  They are an aid in the management of
fuel levels and fire suppression activities.

11.  Fire trails should be identifiable to land managers and fire services by signage and
map records. Where a fire trail network exists, intersections should also be
identifiable.
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Fire is a part of nature.  Its effects can be catastrophic and fire can never be totally
eliminated, however there are steps that can be taken to reduce the chances of
uncontrolled fires occurring and the risk to life, property and the environment, in the
event of uncontrolled fires.  This is what we concentrate on, how the threats from
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values, life and property in their area
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1 Introduction 

 Background 

TTM Consulting has been engaged by National Footprints Pty Ltd to prepare a traffic engineering report 

investigating a proposed mixed commercial development. It is understood that a Development Application will 

be lodged with the Logan City Council.  

 Scope 

This report investigates the transport aspects associated with the proposed development. The scope of the 

transport aspects investigated includes: 

• Parking supply required to cater for development demand 

• Parking layout to provide efficient and safe internal manoeuvring 

• Identification of likely traffic volumes and traffic distribution from the future development 

• Identification of likely traffic impact of development on the public road network 

• Access configuration to provide efficient and safe manoeuvring between the site and the public road 

network 

• Suitability of access and internal facilities to provide for pedestrian and cyclist operation 

• Access to suitable level of public transport  

To assess the proposed transport arrangements, the development plans have been assessed against the 

following guidelines and planning documents: 

• The Economic Development Queensland (EDQ) Yarrabilba Priority Development Area (PDA) Development 

Scheme 

• Precinct 03D – Reconfiguration of a Lot 2 - Plan of Development (DEV2020/1145) 

• The Logan City Council Planning Scheme (2015 version 8.1), specifically: 

- Servicing, Access and Parking Code (Section 9.4.7 of the Planning Scheme) 

• Australian Standard 2890 

 Site Location 

The site is located at Lot 20 Dixon Drive, Yarrabilba, QLD 4207, as per the approved Reconfiguration of a Lot  

DEV2020/1145. The Lot is zoned as Industry and Business within the Yarrabilba Priority Development Area. 

Figure 1.1 and Figure 1.2 detail the location of the site. The site has road frontages to Yarrabilba Drive, and 

Dixon Drive, and is currently unoccupied. 
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Figure 1.1: Site Location 

 

Figure 1.2: Site Area 
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 Development Profile   

The proposed land uses for this development are summarised in Table 1-1. 

Table 1-1: Proposed land uses 

Land Use Extent 

Food and Drink Outlet 547.6 m2 GFA and 107.6 m2 GFA outdoor seating area 

Showroom 1124.0m2 GFA 

Office 483.0m2 GFA 

 Access 

The development plan includes the following access arrangements:  

• Dixon Drive, located at the south-eastern side of the subject site. The characteristics of this access include: 

- 6.6m wide at the property boundary. 

- All turns permitted. 

- 38m from intersection of Yarrabilba Drive / Dixon Drive 

 Parking 

The development proposal includes the following parking supply: 

• 85 spaces, at ground floor, including: 

− 83 standard spaces 

− 2 PWD spaces 
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2 Existing Transport Infrastructure  

 The Road Network 

Roads in the immediate vicinity of the site are administered by the Logan City Council (LCC). The hierarchy and 

characteristics of roads in the immediate vicinity of the site are shown below in Table 2-1. 

Table 2-1: Local Road Hierarchy 

Road  Speed Limit Lanes Classification Road Authority 

Dixon Drive 50kph 2 (undivided) Local Road LCC 

Mill Street 50kph 2 (undivided) Local Road LCC 

Yarrabilba Drive 60kph 4 (divided) Local Road LCC 

Dixon Drive has a 11.5m wide carriageway at the site frontage where current access is located. 

 Public and Active Transport 

Buses 

The site is connected by bus to central Logan. There are two sets of bus stops respectively 300m south, and 

700m north of the site along Yarrabilba Drive. The stops are serviced by route 587, which provides hourly 

services from Yarrabilba through Waterford, and Loganlea hospital, TAFE, and heavy rail station. 

Future bus services and networks within and through Yarrabilba are expected to be provided as the suburb is 

developed in accordance with the Yarrabilba PDA Development Scheme. The Development Scheme shows 

that multiple bus services throughout the area are expected to be implemented as per Figure 3. 

While public transport within the area is currently limited, TTM consider future availability of public 

transportation provisions in the vicinity of the site can satisfy the site's requirements for such facilities. 
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Figure 3: Yarrabilba PDA Proposed Transport Network (Source: Yarrabilba PDA Development Scheme) 

Pedestrians 

Formal pedestrian footpaths are located on both sides of Dixon Drive and Yarrabilba Drive. 

A signalised pedestrian crossing at the Yarrabilba Drive / Mill Street intersection allows for the crossing of 

Yarrabilba Drive. 

The existing footpath network is considered suitable to cater for the needs of the development as it connects 

the site to the surrounding locality and public transport stops. 

Internally, the site facilitates pedestrian movement through a network of pedestrian pathways that connect 

all buildings. Ramps are provided near all major parking space groups. The layout of the internal pedestrian 

network mean that pedestrians are conveniently directed to and from all parking spaces, requiring only to 

cross at most one internal low-speed (10km/h) parking aisle. 

Cyclists 

There are on-street bicycle lanes along Yarrabilba Drive, providing cycling connections to the surrounding 

locality. Cyclist access along Dixon Drive is to be via shared pedestrian pathways, which are present on both 

sides of the street. 
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3 Parking Arrangements              

Council parking requirements for this type of development are identified in Table 3-1. The development is 

zoned within Precinct 03D, and council parking provisions are as per Table 1 of the Plan of Development 

(DEV2020/1145). Where parking rates were not specified by land use (office, shop), reference has been made 

to table 9.4.7.3.2 of the Logan Planning Scheme. 

Table 3-1: Parking Supply Requirement 

Land Use Extent Parking Rate Requirement 

Fast food 
premises 

655.2m2 GFA 

 

1 space per 10m² of GFA up to 200m² GFA, thereafter 1 space per 
20m² GFA thereafter 

42.8 spaces 

Showroom 1124.0m2 GFA 1 space per 35m2 GFA 32.1 spaces 

Office 
483m2 GFA 

1st Floor 

1 space per 20m² of GFA of any storey at ground level; plus 1 space 
per 30m² of GFA of any other storey with a minimum of 4 spaces; 
plus 2 visitors' spaces 

16.1 spaces 

2 visitor spaces 

Subtotal 93 spaces 

Linked Trips 10% Reduction -9.3 spaces 

Total 84 spaces 

 Site Car Parking Supply 

Logan City Council and EDQ’s parking rates for the site require 93 parking spaces. The site proposes providing 

85 parking spaces to meet this requirement. It is acknowledged that this is a shortfall of 2 parking spaces, 

however as per Section 3.3.11 of the PDA, this is considered acceptable based on anticipated shared parking 

spaces within the site. Of note, EDQ indicated an openness to explore a minor parking reduction for the site 

as indicated in pre-lodgement meeting advice PRE2022/601. 

The proposed fast-food tenancy area (building-3) offers a drive – through option for customers. The proposed 

site complies with minimum queuing capacity requirement for a drive  through. As per the enclosed swept 

paths, the site provides 10 additional queuing spaces from the order point clear of circulation and the property 

boundary.    

Due to the food and drink outlet (drive-through facility) land use as a part of the site, it is likely that some 

visitors would visit for multiple land uses (i.e. shop and food and drink, or office and food and drink). As such, 

it is proposed that a 10% reduction in parking requirement is appropriate to capture this shared parking 

behaviour. 

 Persons With a Disability 

The Building Code of Australia (BCA) outlines the requirements for parking for people with a disability (PWD). 

BCA specifies that for a development containing the proposed land uses, the site is to provide 1 space for every 

50 parking spaces or part thereof. 

The development provides 2 PWD spaces and as such is compliant with the BCA. 
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 Car Park Layout 

Table 3-2 identifies the characteristics of the proposed parking area with respect to the Council requirements. 

The last column identifies the compliance of each design aspect. Where compliance with Council is not 

achieved, further information is provided below. 

Table 3-2: Parking Design Requirements 

Design Aspect Minimum AS2890.1 Standard Proposed Provision Compliance 

Parking space length: 

− Standard bay 

− PWD bay 

 

5.4m 

5.4m 

 

5.4m 

5.4m 

 

Compliant 

Compliant 

Parking width: 

− Standard bay 

− PWD bay 

 

2.5m  

2.4m 

 

2.6m 

2.4m 

 

Compliant 

Compliant 

Aisle Width: 

− Parking aisle/ 
Circulation aisle  

 

5.8m  

 

 

6.5m 

 

 

Compliant 

 

Parking envelope clearance – 
space adjacent to wall 

Space 0.3m clear of wall Space 0.3m clear of wall Compliant 

End of Aisle extension 1.0m 1.0m Compliant 

Wheel stops 820mm from front of parking 
space 

820mm from front of 
parking space 

Shall comply 

Maximum Gradient: 

− Parking bay 

− Parking aisle 

− Ramp (private) 

 

1:20 (5.0%) 

1:16 (6.25%) 

1:4 (25%) 

 

Flat 

Flat 

Flat 

 

Compliant 

Compliant 

Compliant 

Height Clearance 

− Drive-through 

 

2.2m 

 

3.0m 

 

Compliant 

 Drive - Through 

The drive-through is located on the eastern side of the site within the tenancy of Building 3.  

Circulation of the drive-through is to occur anti clockwise through the site. Signage at the site entry will be 

required to direct traffic to the drive-through. ‘No entry’ signage will be needed at the southern end of the 

drive-through. 

Two waiting bays are provided after the drive-through’s order window. Both waiting bays comply with 

AS2890.1:2004 regarding their dimensions as parallel parking bays. The bays are considered short-term, and 

high turnover and are only accessible by visitors utilising the drive-through. As such, they have been excluded 

from general parking provision calculations. 
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 Cycle Parking Requirements 

Within the site itself, off-street bike parking requirements are as per note (i.) of the Precinct 03D Plan of 

Development, which states 1 bike space is to be provided for every 5 car parking spaces. As 83 car parking 

spaces have been provided, a total of 17 bike parking spaces are to be provided. 

These 17 bike parking spaces are to be provided in accordance with AS2890.3 geometric requirements, and 

are to be provided via:  

• 13 Class 2 staff bike spaces within an enclosed shed near the site’s access. 

• 4 Class 3 visitor bike spaces via 2 ground-mounted hoop rings located within the site. 

There are 18 class 2 parking spaces and 4 class 3 freely accessible parking spaces provided satisfying 

requirements.  
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4 Road Network Performance 

 Impact on the Local Road Network 

The development proposes a GFA coverage of 28% of the site. EDQ has advised within pre-lodgement meeting 

advice, that GFA limits have not been exceeded within the site. As the GFA and associated site traffic 

generation of the site is within the limits prescribed by the masterplan’s POD (DEV2020/1145), the impact on 

the local road network is accounted for within existing approved development. 
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5 Site Access Arrangements              

It is proposed that the site be accessed via Dixon Drive. 

The proposed entry / exit to the development from Dixon Drive is to be all movements. The proposed access 

driveway requirements are identified in Table 5-1. 

Table 5-1: Access requirements – entry and exit to main car park. 

Design Aspect AS2890.1 Requirement Proposed Provision Compliance 

Distance from another driveway 3m >50m Compliant 

Distance from a minor intersection 6m (min) from tangent point. 34m Compliant 

Sight Distance - 50kph Desirable – 69m 

Minimum - 45m 

>100m to the east 

73.9m to the west 

Compliant 

Compliant 

Driveway Design Type 2 2 

(Type B - IPWEA RS-051) 

Compliant 

Width/ Entry and Exit Widths 6.0-9.0m 6.6m Compliant 

Queuing 4 vehicles (24.0m)  2 vehicles (12m) Compliant 

Pedestrian Sight Triangle 2.5m by 2.0m 2.5m by 2.0m Compliant 

 Queuing Capacity  

As per AS2890.1 - Table 3.3, the minimum queuing capacity for the development site needs to be 4 vehicles 

from the property boundary. The proposed site provides a queuing length of 12m (2 vehicles) from the 

property boundary to the first conflict point of parking.  

TTM recommends allocating the first four parking spaces opposite the site entry to staff to limit turnover of 

these bays during peak periods.  

 Sight Distances 

Sight distances from the proposed access are adequate to both the east and west. Figure 5.1 demonstrates 

the desirable sight distances to the east and west of Dixon Drive. It is also noted that sight distance to the 

direct west is to the intersection, where vehicles will be slower due to the entry turn into Dixon Drive. The 

western sight distance extends to 73.9m across the verge within the site’s property boundary. 
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Figure 5.1: Proposed Sight Distances 
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6 Service Vehicle Arrangements       

To assess the required number of service bays for the development, TTM has referred to the Logan City Council 

requirements for service vehicles as per Table 9.4.7.3.5 of the Planning Scheme. Other service vehicle 

provisions are generally in accordance with AS2890.2.  

 Council Requirements 

The proposed development includes multiple land uses whose requirements are shown in Table 6-1. 

Table 6-1: Minimum Service Vehicle Requirements 

Use Requirement 

Food and drink outlet MRV <200m2 GFA 

Office MRV <1000m2 GFA 

Showroom HRV 

Buildings 2 and 3 are serviced by a Heavy Rigid Vehicle (HRV) service bay located next to the drive-through 

lane, north of building 3. Building 1 is to be serviced by an HRV at the service bay located at the eastern side 

of the development site.  

Swept paths conducted by TTM (Appendix B) shows that a Heavy Rigid Vehicle (HRV) can service all buildings 

within the site with full manoeuvring on site. 

This provision is deemed an appropriate outcome for the site as there are no industrial land uses that may 

require a larger class of service vehicle such as an Articulated Vehicle (AV). 

 Refuse Collection 

Provision for a 10.3m Logan City Council Front Lift Refuse Collection Vehicle is implied by the provision for an 

HRV on site within the northern service area. 
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7 Summary and Conclusions 

 Development Summary 

The mixed-use commercial development is to consist of multiple land uses, including offices, a fast-food 

premises, and showrooms. Access is to be provided via a new 6.6m wide driveway on Dixon Drive. 

 Car Parking Arrangements 

The car parking provision, of 85 parking spaces, for the proposed development is considered suitable to cater 

for the needs of the proposed development due to the number of linked trip visitors expected. 

The ground level car park layouts comply with Australian Standard requirements. Overall, TTM considers the 

proposed car parking arrangements for the development are to be adequate. 

 Impact on Surrounding Road Network 

The site coverage of the proposed development indicates that the development is within the limits allocated 

to the master plan (DEV2020/1145). 

 Service Vehicle Arrangements 

Council lists general requirements for service vehicles on site. The development accommodates an HRV service 

vehicle provision for all tenancies within the site. TTM considers that the proposed servicing provisions are 

sufficient to cater for the expected demands generated by the development.  

 Active Transport Facilities 

The current public transport infrastructure and proposed site provisions for pedestrian/bicycle facilities are to 

be considered adequate for the development and is compliant with AS2890.3. 

 Conclusion 

Based on the assessment contained within this report, TTM see no traffic engineering reason why the relevant 

approvals should not be granted. 
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Appendix A Proposed Site Development Plan 
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Appendix B Vehicle Swept Paths  
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