DEV2011/119 — Emergency Services (Ripley Fire & Rescue Station Assessment & Recommendation

Report

ASSESSMENT AND RECOMMENDATION REPORT

Date: 07 September 2011

Site address

338-350 Ripley Road, Ripley

Real property description

Lot 2 on SP237241 (formerly Part of Lot 2 on RP198203)

Urban Development Area
(UDA)

Ripley Valley

Type of approval UDA Development Approval, subject to conditions
Aspects of development Material Change of Use

Description of proposal Emergency Services (Ripley Fire and Rescue Station)
Currency period 4 Years from Decision Date

ULDA reference number DEV2011/119

Decision date 07 September 2011

Background

The subject site is comprised of one allotment with a total site area of 2.12 hectares. The site currently

gains access from Ripley Road. The land is owned by the State of Queensland

Department of Community Safety DCS).

Together with Queensland Ambulance Service (QAS), Queensland Correctional Service (QCS) and

(represented by

Emergency Management Queensland (EMQ), the Queensland Fire and Rescue Service (QFRS) form
part of the Queensland Government's DCS.

QFRS provides services from more than two hundred and forty urban fire and rescue stations across
the state which are organised into seven regions, which are supported by a central office that is located
at the Kedron Park Emergency Services Facility in Kedron, Brisbane. The Ripley Fire and Rescue
Station will be part of operations within the South East Queensland Region. The South Eastern Region
occupies the area to the south of Brisbane including the Gold Coast and South-East Queensland down
to the NSW border and west to the Great Dividing Range.

Figure 1: Site




‘8|qelA Jabuo| ou si peoy Asjdiy 0} $s829€ 1081Ip
90U0 Juiod SS90 8NN} PapUSWIE UB MOJ[E [iM SIYL "8Ys 8y} Jo sjulod jusiayip ejdinw wol) parsiyoe
80 Ued $$800® 8In)n} Jey} ainsua o} paubisap usaq sey juswidojanap ay] sawi [|e 1. Jesjo 1dey aq [im
eale |y "wool auibua ayj Jo Juol Ul Ajjoalip paleoo] i ssedoe aulfus ali 8y "sawi} e Je paAsIyoe
90 UeD SS80JE IBaJd ey} aINsus 0} 19A0SS0I0 8lesedas B wWolj 8YUs 8y} SSedde |Im ssuibus aill auy)
3lluM ‘peoy Aejdiy uo pajeso| J9A0SS0ID B WOJ) SI SIONSIA PUEB JjBIS 10} 8YIS 8y} wolj ssaibe pue ssaibu|

‘fep e syiys omy Bulag ‘syIys ui }iom
v s1ayybly aliy 8yl yeem e shep usass ‘Aep e sinoy inoj-Ajuam) ajelado o) pasodoid si uoiels ey
‘Ayiqewwey [enuslod moj e aney [im Aay Ajereudoidde pue ‘sjqeinp aq o} pasodoid aie sjeusiew 8y
"BIOSB} pUOQI0j0d pue Bulppejo |[em ‘|es}s [einjonlis pasodxe pajuled aq o} pesodoid sle sbuipjing ey

sasjew g2 Buteq Buipjing ays jo juiod 1seyBiy sys yum ‘Wybiey
Ul saljew /G| S Yyoiym Sejy suonesunwiwion) ay jo doy ayj Je aq o} pasodoid si Buipjing sy} jo iod
1saybly ayl ‘W 862 Jo Y49 pasodoid e sey Buipjing abeios g 8y} pue ,w9gs Jo Y49 pasodoid
e sey Buipyng [euonelado ayl wyglL‘l si juswdoppAsp 8y} Jo (Y4D) eale Jooj ssoib |eieno ay)

jawdojanaq pasodold :g ainbi4

"8JIs 8y} 0} SS829€ UeLlSapad smoje yalym ‘peoy Asidiy oo jno suado Buipjing 8y) Jo Juoly 8y ‘8aus)
Aunoas e Buieq aoueeq ayl yum ‘aus eyl Jo Jejewuad ay) jo Led sy} punose pasodoid si 8aua) Ajpustl
eleoy v ‘sauibua sl sy} asnoy o} s| pue Buiping abelo}s Yng e sI ‘B)Is 8y} JO Jeal 8y} SPIEMO} PaJe0)|
‘Buipiing puooas ay] ‘wool suibua ay} pue saljioe) pue Seale }Sa) ‘SWo0l UoNeslds) ‘swioos Bunesw
‘S991JJ0 8Y) SUIBIU0 pue peoy Asjdiy ssalppe [Im Bulpjing syl "uoiels ail a8y} Jo jusuodwod Buneredo
urew ey} urewod o} s Buipjing 1siy ayy sBuipjing om] urejuod o} pasodoid si juswdojeasp ayl

"(uonelg anasay
pue all4 Aediy) seaiuag Aousbiawg Joj asn jo abueyn [eusiely e 1o} i uolealdde swdojensp ey

jesodo.d

"8100) UBQIN m‘ﬁ ‘anuen umo | Aajiep Asidiy aus Jo uoneao| ay aq o} pareubissp
sI ey} eale ay} sI 8Yis Joslgns sy} jo yinos 8y} o] “AemybiH weyBuiuung ey} si alis 8y} Jo YUou 8y} 01

"8IS 8Y} JO 1SBM pUB YInos ‘1ses
auy} o} sBuijjemp [enuspisal payoeiap Apueuiwopaid ale ays ay) Buipunouns sasn pue| Jaylo (D0HI)
yainyo Ayunwwon uoifey yomsdl, sy} ‘yoinyd B Joj pasn sI alis 108lgns sy} Jo YUoU 8y} 0} pueT

sos) pue Buipunoung

“uonealdde ayj Jo Juswabpoj o} Joud [esodoid
ey} BuipseBer uoissnosip uonjesljdde-aid e yoouspun (y@n) Awoyiny Juswdojersq pueT ueqin ayl

‘uonels a4 Asjdiy 8y jo Juswidojanap ay} moj[e o} joj Jabie| sy} Wolj pasioxe
Sem a)s ay) JanemoH ‘Buluuelq pue ainpaniselu jo Juswpedsq Ag paumo Ajsnoinaid sem ayis ey

voday
UOJepUSUILLIOdaY 9 JUBLISSasSy UoNelS enasay % aild Aejdiy) seoineg Aousblews — 61 1/1 102730



DEV2011/119 — Emergency Services (Ripley Fire & Rescue Station Assessment & Recommendation
Report

A total of fifty-five car parking spaces are proposed for the development. Twenty-six car parking spaces
are proposed within a secure fenced area located at the rear of the site. Twenty-nine overflow parking
spaces are also proposed within the development. These are informal parking spaces that are located
on the Training Pad on a grassed area located on the northern side of the staff and visitor access

driveway.

The onsite vehicle movement has been designed to allow a drive through arrangement for fire engines,
with an internal driveway allowing the fire trucks to drive around the station building and enter the
engine room in a forward direction.

Landscaping is proposed for the development to help soften the hardscape areas of the building and the
overall development. The landscaping is also provided to help people navigate the site and to provide
an overall aesthetic to the development. A certified landscape plan is required to be provided prior to
the commencement of the use to ensure that the landscaping is provided in accordance with the
approved Landscape Concept Plans.

Assessment of proposal

The application was accepted as properly made on 22 March 2011. The application was publically
notified from 10 May 2011 to 10 June 2011.

In accordance with Section 57 of the Act, the following matters have been considered in deciding this
application:

Purpose of the Act;

Ripley Valley Interim Land Use Plan;

Ripley Valley Proposed Development Scheme;

Submissions made about the application; and

Preliminary approval/s under the Sustainable Planning Act 2009 (SPA) in force over the site.

OF i R ook

The following is an evaluation of the application against these matters.
1. Urban Land Development Authority Act 2007 (the Act)

The development application is considered to contribute to achieving the main purposes of the Act by:

= facilitating the availability of land for urban purposes through the more efficient use of existing
serviced urban land;
= contributing to the provision of infrastructure for the site; and

= ensuring ecological sustainability and best practice urban design.

2.  Ripley Valley Interim Land Use Plan

At the time that the application for the Ripley Fire and Rescue Station was lodged at the ULDA, the
Ripley Valley Interim Land Use Plan (ILUP) was the current planning instrument. As such, the applicant
addressed the ILUP in regards to compliance of the development. However, the Ripley Valley Proposed
Development Scheme is now in place, and as such the application has been assessed by DA against
both the proposed scheme being the current planning instrument and the ILUP.

The proposal has been assessed against the relevant provisions of the Ripley Valley Interim Land Use
Plan, and determined to comply with:

=  The Vision for the Urban Development Area;
= The relevant UDA-wide development criteria; and
= Precinct 3 intent.
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DEV2011/119 - Emergency Services (Ripley Fire & Rescue Station Assessment & Recommendation
Report

3.3.5 Movement Network
N/A — The development is a MCU for Emergency Services (Ripley Fire and Rescue Station).
3.3.6 Community Greenspace Network

N/A - The development is a MCU for Emergency Services (Ripley Fire and Rescue Station).

3.3.7 Community Facilities

The development is a Material Change of Use for the Ripley Fire and Rescue Station. As such, the
development is making provision for new community facilities within the Ripley Valley area.

3.3.8 Natural and Cultural Values

The development of the Ripley Valley Fire and Rescue Station is proposed to ensure that it respects the
local vegetation of the site and will only enhance these features using the natural bushland as part of the
landscaping of the overall development.

3.3.9 Community Safety and Development Constraints

The site is not affected by Mining. There is a height restriction on the site, the height restriction is a
building height of 90 metres, and as such it does not affect the development, with the highest point of the
building being 15.7 metres in height. The bottom south-western comer of the site is affected by an
urban stormwater flow path. However this section of the site will be integrated into the road widening of
Ripley Road, with a compulsory 20 metre road dedication required at the front of the site, and in its
ultimate design will be part of Ripley Road. The development has addressed stormwater management
and has been addressed by the ULDA DA engineer and has been conditioned accordingly.

3.3.10 Service Infrastructure

The development will provide in a timely manner the required infrastructure to enable the Ripley Valley
Fire and Rescue Station to function in an appropriate manner. Conditions are provided in the decision
notice to ensure that the infrastructure is provided at the appropriate time and to the Ipswich City
Council’s specifications.

3.3.11 General Requirements

The site is considered to have sufficient dimensions to accommodate buildings, parking, access and
circulation areas, and landscaping. The landscaping is proposed to help soften and articulate the
building and additionally provide access routes through the site for legibility. The building has been
designed to incorporate sub-tropical design measures through light weight construction, covered outdoor
areas and large windows for natural sunlight and ventilation throughout the building.

3.4 Zone Provisions
3.4.1 Zone Map

The site is located within the Urban Living Zone.
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DEV2011/119 — Emergency Services (Ripley Fire & Rescue Station Assessment & Recommendation
Report

Infrastructure Contributions

The DCS have made arguments to the ULDA that infrastructure contributions should not be applicable to
their development. This is owing to the service that the Ripley Fire and Rescue Station will provide to
the surrounding community. They also stated that if the site was not within a UDA DCS would not have
been required to make an application to the local Council as the development would have been
processed as a Ministerial Designation. Under Schedule 2, Part 2, Point 7 of the Sustainable Planning
Regulation 2009, an Emergency Services Facility is deemed to be Community Infrastructure.
Subsequently the Ripley Fire and Rescue Station would have been processed as a Ministerial
Designation if the land had been located with the Ipswich City Council Local Government Area (LGA).

Further investigation was required regarding the payment of infrastructure contributions for Community
Infrastructure, as defined under SPA. The first document that was examined is the ULDA Interim
Infrastructure Funding Framework, which is a document that specifically addresses infrastructure
contributions for the Greenfield UDA's. The framework does not include contributions for sites
developed as a Community Infrastructure. As such, this could not be applied to the development. It was
then investigated how the Sustainable Planning Act 2009 (SPA) applies infrastructure contributions for
Community Infrastructure. Under Section 205 of the act, “How Infrastructure Charges Apply to
Designated Land”, the act states that infrastructure contributions are not applicable for Community
Infrastructure, as follows:

‘If a public sector entity that is a department or part of a department proposes or
starts development under a designation, the entity is not required to pay any charge
for infrastructure under chapter 8, part 1 for the development.” Sustainable Planning
Act 2009

As such, it has been deemed by the Manager — Development Assessment that owing to the ULDA
Interim Infrastructure Funding Framework and SPA not applying infrastructure contributions for
Community Infrastructure, that the ULDA will not apply any infrastructure contributions to Decision
Notice for the Ripley Fire and Rescue Station. The Manager — Development Assessment provided the
above recommendation to the ULDA CFO, who agreed with these conclusions and recommended that
no infrastructure contributions be applied to the development (refer folio 51).

Affordable/Accessible Housing

Owing to the development not have a residential component there are no requirements for affordable or
accessible housing.

7. Conclusion
The proposal meets the relevant requirements of the Ripley Valley Interim Land Use Plan, the Ripley

Valley Proposed Development Scheme and the Draft ULDA Guideline No. 7 - Low Rise Buildings and
Draft ULDA Guideline No 11 Community Facilities.
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Development Application

DEV2011/119

338 — 350 Ripley Road,
Ripley

For Material change of use
(Emergency Services)

Submissions Report

Pursuant to section 57 of the Urban Land Development Authority Act 2007

September 2011

i

urban land
development
authority
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Road Widening

Concerns that any future road widening required by the
ULDA can be accommodated within the setback to the
Fire Station.

The design of the site has allowed for future road
widening through the provision of a 20 metre land
dedication.

The layout of the proposed QFRS facility complies with
the width of the road reserve detailed in the Residential
Zone of the Proposed Ripley Road Design Guidelines
(May, 2011), this being approximately 63m.

Built Form

Concerns that the Fire Station platform is set high enough
to cater for the final design level.

The QFRS will remain in contact with the ULDA, at time
of construction the most up to date information will be
provided on the design of Ripley Road.

Service Road

Concern that the draft conditions over Ripley Road show
a service road along the frontage of the site. The
submission has concerns that the plan prepared by
QFRS does not show this service road.

There is no condition in this Development Approval
Package for the construction of a service road running
along the front of the QFRS site. The Draft Ripley Road
Guidelines have not yet been finalised.







