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Development Application

Proposed 19 CTS Allotments and associated dwellings at Lot 1 SP349893, Rielly St Torrington

1.0 Application Summary

Property Details

Lot & RP Location Frontage/Depth Area

Lot 1
SP349893

Lot 1, between
Robson Hursley Road
and Rielly Street
Torrington (South-
eastern portion
shown as
Constrained Land
Area in the Variation
Scheme Structure
Plan)

33m frontage Approximately 3.27ha

344m depth

Owners

Tunney Investments Pty Ltd

Current Use

Vacant

Description of proposal

RAL Impact for 19 Lots (18 Residential Lots and 1 Communal OS Lot) (CMS Group Title
Format)

Zoning

Emerging community — TRPS 2012.
Included in a Variation Scheme MCUI/2018/2226/C as “Constrained Land Area”.

Site Characteristics

Limit

Total Site Area 3.27ha
Residential Lot Numbers | 18
Communal O/S Lot 1

Total Building Height 2-storeys

Significant Features

View lines to the SW

Road Connection

The subject parcel gains access from the southern terminus of Rielly Street on Lot 1
SP349893.

Easements

Nil

Existing Structures

Nil

Infrastructure All necessary urban infrastructure is available to the subject site. Stormwater,
sewerage, town water, electricity, NBN and road access.
Topography Sloping south and west. Small portion drains to the south-east.

Street Trees

Nil

Site vegetation

Refer to Aerial Photos and report by Yarramine Environmental

Surrounding Land uses

Low Impact Industrial to the north and rural residential dwellings to south (future
urban densities).

2.0

2.1 Background

Introduction and Background

This planning report supports a residential subdivision for lower density housing development on
land currently nominated in an approved Scheme Variation as Constrained Land Area.
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The subject land is zoned Emerging Community Zone and is subject to an approved Variation Scheme
(MCUI/2018/2226/C). Under the Variation Scheme, the Constrained Land is to be assessed under
the ECZ in the TRPS 2012, Version 19.

TRC approved an industrial lot subdivision (RAL/2022/5361/B) with lots fronting onto Endeavour
Way, a new road access connecting Rielly Street with Robson Hursley Road, which creates a lot for a

proposed Drainage Reserve along with a Balance Land parcel, the latter constituting the subject
land.

Figure 1 2-Lot Management Plan — RAL/2022/5361/B

The application seeks an approval for the site to be used for low density residential activities,
consistent with the Low-density residential zone code in the Toowoomba Regional Planning Scheme
2012, version 28. To ensure that an area with high residential amenity will be developed on the
subject land a Preliminary Approval Document (PAD) has been drafted to guide implementation of
subsequent housing development on the lots created in an approval of this application. This PAD
will provide design and amenity guidance as well as specify the relevant planning bench marks
required to be complied with when developing each of the 18 residential lots and one communal
open space lot created on the subject site.

Figure 2 below shows the modified Structure Plan for the Variation Scheme (MCUI/2018/2226/C)
dated 19 February 2026, confirming that the Constrained Land Area is confined to the areas south of
the proposed Low Impact Industrial Lots.

Revised Structure Plan for Scheme Variation MCUI1/2018/2226/C

| Medium Impact
Industry

Reference: NU-09/2026 - Version A Prepared by Nexus Urban Cons

Figure 2 Approved modified Structure Plan for Variation MCUI/2018/2226/C
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The table below provides a summary of the various approvals and proposals applicable to the
subject site. It briefly describes the Variation Scheme, the approved RAL for the overall site and the
2-lot management plan.

Map extracted from the Variation Scheme approving
the area for a range of industrial zones (11 Lots) to
the northern parts of the site and a lot described as
“Constrained Land Area” over the Balance Land that
was not determined to have any clear use at the
time of approval of the Variation.

The land was and still is zoned Emerging Community
Zone.

1 B

ALLUAN STREET

Two lot management subdivision to create Lot 1
SP349893, bounding the Scheme Variation and
Preliminary Approval. Lot 1 that contained the
original RAL approval for 11 lots was changed to
create 18 lots (16 industrial lots, 1 drainage reserve
and 1 Balance Lot - Constrained Land) in
RAL/2022/5361/C.

Recent Decision Notice for minor change to
proposed lot boundaries (RAL/2022/5361/D).
Clearly depicts Balance Lot in proposed 18 lot
subdivision (Constrained Land Area).

.......

mesnmn
owmaraem

Current MCUI application for 18 low density
residential CTS lots and 1 Communal Open Space
Lot.
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2.2 Proposal

To achieve the proposed housing outcomes a Reconfiguring of a Lot approval is being sought that
will rely on a Preliminary Approval Document (PAD) to guide a low-density Community Management
Scheme (Group Title) housing subdivision consisting of 18 lots and a Communal Park. The
development will consist of a private 18m wide road ‘reserve’ that will have a landscaped centre
median along with landscape strips along the rear boundaries of all the residential lots. Refer to
conceptual landscape plan for northern buffer and other screening vegetation areas at Figure 3.

Photo 2 demonstrates how split carriageways work successfully in Toowoomba to minimise issues
associated with topographic constraints affecting access to residential lots.

The residences will be protected from noise and vibration through separation distance from
factories located in the Low Impact Industry land as well as the 15m landscaping buffer along the
norther boundary. Moreover, the industrial sites are elevated, and noise will pass over the top of
the dwellings. For these reasons, plus the fact that no development has yet taken place on the
adjoining properties to the north, we have not considered it reasonable to undertake a ‘reverse
amenity’ report at this stage. Maintenance of the buffer planting will be undertaken by the future
Body Corporate.

PLANTED 11 EASEMENT
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Figure 3: Conceptual buffer and screening plan

The proposed allotments range in size from 904m?to 1153m?2. A 2034m? Communal Open Space
(COS) area is located at the entrance to the proposed development, and it also has a development
envelop for siting facilities such as a gazebo and BBQ. This COS will be landscaped to enhance some
exiting vegetation in the vicinity of the COS, along with portion of a natural watercourse that links
with the drainage corridor traversing the four larger rural residential lots to the south of the subject
site.
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A footway is provided along the southern side of the proposed private road to provide safe access to
the COS from each residential site. Pedestrian crossing points are provided at three points to
facilitate easier crossing to the footpath for residents living on the north side of the street.

Photograph 1: Proposed location and environs of Communal Open Space (note natural watercourse traversing corner of

site).
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Figure 4 Local Area Masterplan (red border) with 18 house lots and a COS in contextual master plan.
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Photos 2: Three images of a street (Culliford Drive) that has been split to ameliorate differential levels in its cross-section

2.3  Subject Site

As described above the subject site is a 3.27ha parcel of land shown as Balance Land and located at
the south-eastern portion of Lot 1 on SP349893.

The site has slopes ranging from 5% to 40%. The more severe slopes are located along the northern
perimeter and access areas immediately adjacent to the southern terminus of Rielly St. The slope of
the land that will accommodate the 18 residential lots range from 5% to about 20%.

The Longitudinal Section drawing shown below at Figure 5, indicates that overall access grades are
quite acceptable and that each lot has a large building pad shown that is accessible by standard
motor vehicles from the proposed private street. The planned grades for site access ranges around
5 to 10%.

Figure 5 Road and Gradient Plan showing building envelopes

Version 1.2 05082026
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Stormwater from the site will be controlled and ultimately directed through to the detention basins
in the “Drainage Reserve” located in the south west corner of Lot 1. Refer to the Endorsed
Documents — Engineering Overall Strategies for Stormwater, Water and Wastewater dated 2

December 2021 for the Scheme Variation by AM Consulting Engineers. A small south-easterly
portion of the site can drain to a natural watercourse adjoining the south-east corner of the subject

site.
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. Figure 6: Flo,od Risk Map

Figure 6 above shows areas affected by TRC's flood hazard mapping. The subject site is not

impacted by stream or overland flood hazard.
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Figure 7: Environmental Policy Overlays

Figure 7 is a compilation of fire hazard, environmental overlays and airport NEFs. The areas of
environmental significance overlay are historic in that previous owners carried out clearing activities
eight to ten years ago and the current owners have only cleared away weed species and cactus
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Photo 2 Qld Globe image of subject site and lack of tree cover.

2.4  Specialist Reports

1. Specialist Reports — Ecological, Geo-technical, Traffic and Engineering

1. Ecological (Yarramine Environmental Consultants)

A report from Yarramine Environmental has been attached to this report indicating that the only
trees on the site are in the south-easterly corner and will be preserved as part of the Communal
Open Space associated with the CTS.

The report concludes: “In summary, as no significant bushfire hazards have been identified on or in
the immediate vicinity of the subject land, it is considered that the proposal satisfies the
requirements of the Bushfire Hazard Overlay Code. A response to the Overlay Code is
provided in Attachment C.”.

Yarramine Environmental also prepared a tree survey which concluded as follows:

“Given the low biodiversity value of the vegetation present on the subject land, together with
the extended period since initial clearing occurred, it is considered that the site functions only
as transitional habitat for local fauna and does not provide core habitat values.

It is therefore considered that the proposal satisfies the relevant performance outcomes and
assessment benchmarks of the Environmental Significance Code. A detailed code response is
provided in Attachment D.

In summary, given the low ecological values present on the site, the proposed development is
not expected to result in any significant adverse impacts on these prevailing ecological values

nor those surrounding the site.”
Version 1.2 05082026 n
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2. Soil Stability and Landslide Risk (Core Consultants)

The Geo-tech report by Core Consultants reviewed the subject site and includes a summary of site
conditions and method of investigation along with comments and recommendations regarding
earthworks, including site preparation, ability for excavation and batter slopes, dispersive soils,
preliminary site classification to AS2870-2011, pavement design parameters and slope stability risk
assessment. Guidelines and recommendations are included in the Appendices and at section 7.0 of
the report.

Copies of the guidelines have been included within the draft Preliminary Approval Document, which
forms part of this application and is intended to be adopted as part of any approval given for this
development.

3. Traffic Analysis (Luke Rytenskild)

The TIA has been prepared by Rytenskild Traffic Consultants, and a summary of the report’s
conclusion and recommendations are included below.

. The subject site is located west of Rielly Street and east of Robson-Hursley Road at
Torrington and comprises a 19-lot residential subdivision with a new internal road network
providing access via Rielly Street. Provision is made for a potential future southern
connection to adjoining land; however, this connection does not form part of the current
proposal.

o The surrounding road network, including Carrington Road, Hursley Road, Rielly Street and
Robson-Hursley Road, generally functions as part of the local distributor road network
within the Toowoomba Road hierarchy, with Carrington Road classified as an arterial road
and Hursley Road as a sub-arterial road.

o The proposed development generates traffic based on a rate of 1 trip per dwelling, resulting
in approximately 19 vehicles per peak hour (two-way), which is expected to be readily
accommodated within the existing road network.

o Traffic distribution from the site is expected to be split approximately 50% via Carrington
Road (north) and 50% via Hursley Road (south), with access to Rielly Street forming the
primary site access point.

o Intersection analysis indicates that the surrounding network will continue to operate within
acceptable performance standards under both background and design traffic conditions.

o Modelling identifies that a Type CHR treatment is warranted at the Carrington Road / Rielly
Street intersection. Existing passing opportunities at this location are considered appropriate
in lieu of a dedicated right turn lane, given adjacent access constraints along Carrington
Road.

o No other development-specific intersection upgrades are required, and the existing road
network is considered to have sufficient capacity to accommodate the proposed

development.
Version 1.2 05082026
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Engineering (AM Civil Consulting Engineers)

The engineering and servicing report was prepared by AM Civil Consulting Engineers, and their
conclusions are included below.

In support of a DA application for a community title residential subdivision, we have analysed the
engineering service constraints for the site, which include:

Earthworks — Bulk earthworks will need to be undertaken on the subject site to ensure
infrastructure can be installed to appropriately service the development whilst providing
building platforms for the proposed allotments. The extent of the bulk earthworks proposed
should not affect how any of the adjoining properties discharge stormwater, as they should
remain relatively unchanged.

Roadworks — Access to the subject site shall be via Rielly Street, which will require further
extension works to accommodate the new intersection. The proposed access road will be a
split carriageway configuration, separated by landscaped batter to ensure appropriate
access can be provided to all allotments.

Stormwater (Quantity) — The point of discharge for the site has been identified as the
drainage reserve located directly to the west which is currently be constructed as part of
operational works OW/2025/3366. The detention basin contained within this drainage
reserve has capacity to cater for the proposed residential development and provide no
worsening of peak stormwater flows, without the need for any augmentation or upgrade
works.

Stormwater (Quality) — The development will result in an increase in the export of total
suspended solids, total nitrogen and total phosphorus from the site. To achieve the reduction
targets identified in Toowoomba Regional Council’s Stormwater Quality requirements, the
treatment train option adopted is to route the 4EY (Q3 month) flows into the bio-retention
basin contained within the adjacent drainage reserve (as noted above). The filter treatment
of the existing basin will need to be increased from 800m? to 950m? (0.5m deep) to ensure
pollutant reduction targets are maintained for the industrial subdivision and the new
residential development.

Sewer — An internal DN150 sewer reticulation system to service all allotments will be
provided, which will gravity feed towards an on-site packaged sewer pump station located
near the low point of the site. A sewer pressure main will then be connected to the nearest
point of the new upstream sewer system, located within the adjacent industrial subdivision.

Water — A DN150mm PVC water main (and fire hydrants) is currently being installed within
the industrial subdivision to the north of the development site (OW/2025/3366), which
should provide adequate connection for the proposed development.

Version 1.2 05082026
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Based on the information collated and preliminary investigations, it seems that the proposed
development can be adequately serviced in accordance with Toowoomba Regional Council’s
Development Guidelines and Planning Scheme.

3.0 State Planning Interests

3.1 State Planning Policy (July 2017)

The State Planning Policy defines the State Government’s policies regarding matters of State interest
in land use planning and development. The SPP addresses seventeen (17) state interests categorised
under the following themes: (i) Liveable communities and housing. (ii) Economic growth. (iii)
Environment and heritage. (iv) Safety and Resilience to Hazards. (v) Infrastructure.

Table 3.1. Matters of State Interest
State Interest Comment

Liveable Communities Complies:

The development application provides 18 low density residential lots and a Community Open
Space lot in a locality planned for suburban housing to the south. This landscaped and
buffered site is protected from any likely negative impacts from the Low Impact Industry
uses located on the land to the north.

Economic Growth Complies:

The proposal involves the approval of residential lots and associated dwellings. This will
constitute additional dwellings for the Toowoomba housing stock as well as provide
economic activities and employment opportunities within the region.

Environment and Complies:

Heritage
Not relevant to this application.

Safety and Resilience Complies:

to Hazards
No hazards such as fire, flood or unstable land is involved in this site. Refer to the geo-

technical reports by Core Consultants and Yarramine Environmental.

Infrastructure Complies:
The proposal can achieve connections to existing urban infrastructure.
The proposal will not adversely affect the safety of the transport system in the locality.

These provisions relate to development applications that involve land located within a local
government area that contains/impacted by a strategic airport identified in the SPP Part E,

Table 2, or an aviation facility identified in Appendix 2 of the strategic airports and aviation
facilities guidance material and involve:

(i) a material change of use of premises that will result in work encroaching into
the operational airspace of a strategic airport, or on land within the light
restriction zone, lighting area buffer or the wildlife hazard buffer zone of a
strategic airport, or results in work encroaching into the building restricted
area of an aviation facility; or

(ii) a material change of use or reconfiguring a lot where any part of the land is
within the 20ANEF contour or greater, or the public safety area of a strategic

airport; or
Version 1.2 05082026
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(iii) building work not associated with a material change of use that will result in
work intruding into the operational airspace of a strategic airport, or where
any part of the premises is within the light restriction zone of lighting area
buffer of a strategic airport, or results in work encroaching into the building
restricted area of an aviation facility; or

(iv) operational work not associated with a material change of use where any
work or associated activity will intrude into the operational airspace of a
strategic airport, or where any part of the premises is within the light
restriction zone of lighting area buffer of a strategic airport, or results in work
encroaching into the building restricted area of an aviation facility Where
these circumstances apply, the development application is assessed against
the strategic airports and aviation facilities assessment benchmarks listed
under the SPP.

The subject site is within the 13-kilometre Wildlife Buffer Zone of the Wellcamp Airport as
indicated on State Planning Policy Mapping. It is also affected by the Toowoomba Regional
Planning Scheme 2012, Airport Environs Overlay Code. This code specifies a 3-kilometre
Wildlife Hazard Buffer Zone, a Lighting Area Buffer (6 kilometres) and a Light Restriction
Zone B around the Toowoomba Aerodrome to control inappropriate developments from
occurring around the airport.

This application does not offend any of the provisions contained within the Policies referred
to above. Refer to the analysis of the Airport Environs Overlay Code in the Appendices to
this report.

3.2 State Referral Requirements

The State Assessment and Referral Agency is not triggered as the assessment manager or a referral
agency for this application under the Planning Regulation 2017. The site does not front a DMTR
controlled road and the development only proposes 18 residential lots. No other referrals are
required.

3.3 State Development Assessment Provisions

The SDAP contains criteria for assessment within State Codes to clarify when the State is to be
involved in the assessment of an application and the specific matters of State interest that apply.
The SDAP is a specific assessment benchmark that a development must be assessed against as
prescribed under the Regulation.

In this instance, the development will not require assessment against State Codes.
34 SEQ Regional Plan 2023 and Darling Downs Regional Plan 2013

This application is completely consistent with the Revised SEQ Regional Plan 2023. The site is
identified within the Urban Footprint designation of the SEQRP 2023. Land within the Urban
Footprint is intended to incorporate the full range of urban uses including housing, industry,
business, infrastructure, community facilities, and other integral components of well-planned urban
environments such as local areas for sport and recreation and urban open spaces.

The scheme is also considered to advance the aims of Regional Plans. By complying with the
Planning Scheme this proposal is deemed to comply with the SEQRP 2023.

The Darling Downs Regional Plan 2013 has no real relevance for this proposal.
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4.0 Local Planning Influences

4.1 Toowoomba Regional Planning Scheme - Strategic Framework

The Strategic Framework in the Scheme provides overall policy directions for land use across the
Region. This application is lodged within the context of being zoned Emerging Community Zone
(ECZ) and is included in the Variation Scheme MCUI/2018/2226, that was approved in 2018.

4.2 Definition of Use

Under the Toowoomba Regional Planning Scheme 2012, the use proposed on each of the 18
residential lots is defined as “Dwelling House”. The relevant use definition is as follows:

Dwelling house means a residential use of premises involving—

(a) 1 dwelling for a single household and any domestic outbuildings associated with the dwelling; or
(b) 1 dwelling for a single household, a secondary dwelling, and any domestic outbuildings associated
with either dwelling.

The intention for titling of the site to accommodate the dwelling houses is for subdivision pursuant
to the Body Corporate and Community Management Act 1997 (CMS Group Title plan with the Body
Corporate being responsible for ongoing maintenance of the internal infrastructure, including the
private road, stormwater system, sewerage pump and low-pressure pipe to a connection point north
of the site, street lighting and landscaped buffers and street-median areas.

The attached Preliminary Approval Document will form part of the CMS to ensure that dwellings
erected on each of the separate titles within the CMS will be reflective of current controls under the
TRPS 2012.

4.3 Assessment Benchmarks

In the provisions of section 45(5) of the Planning Act 2016, a development application subject to
impact assessment must be assessed against the assessment benchmarks in a categorising
instrument (planning scheme), having regard to any matters prescribed by regulation, and may be
carried out against or having regard to any relevant matter other than a person’s personal
circumstances, financial or otherwise. The applicable categorising instrument in this instance is the
Toowoomba Regional Planning Scheme 2012, and the relevant benchmarks are described in Table
4.3-1.

4.4 Emerging Community Zone

The proposal to create 19 lots, 18 to be used for Low density residential purposes and 1 for a COS
requires an impact assessable RAL application pursuant to the Emerging Community Zone and other
benchmarks.

In this report, the Zone Code will be the Emerging Community Zone Code, but the Low-Density

Residential Zone Code has also been completed. A summary analysis of all benchmarks included for
analysis in this report are listed below at Table 5.0-1.
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Purpose of the Emerging Community Zone

Purpose Statement

Response

The purpose of the Emerging

Community Zone Code is to:

i. identify land that is intended
for an urban purpose in the
future; and

ii. protect land that is identified
for an urban purpose in the
future from incompatible
uses; and

iii. provide for the timely
conversion of non-urban
land to urban purposes.

(1)

Complies. Proposal doesn’t adversely affect the
Scheme Variation MCUI/2018/2226. In seeking to
establish a low-density residential subdivision
development between the Low Impact Industry

area to the north and the future residential activities
proposed on the properties located to the south of
the subject land it is consistent with the objects for
the Emerging Community Zone.

(2) Future development in the Emerging
Community Zone:
creates an integrated and compact urban
form, establishes safe, attractive and
walkable communities, provides for a wide
choice of housing and accessible
community services, and avoids areas
within the Emerging Community Zone that
are unsuited to urban development
because of their natural, scenic or cultural
values.

Complies

(3) Any development which occurs in the
interim maintains the suitability and
capacity for future urban development of a
predominantly residential nature.

N/A

(4) The overall outcomes sought for the zone
code are as follows:
(a) Development for new communities

Complies.

1. occurs after detailed land use master
planning and infrastructure planning of
areas within the zone has been undertaken;

This outcome is achieved through Scheme Variation
MCUI/2018/2226 and a master plan prepared for
the immediately surrounding land attached to this

existing and future urban
development is achieved having
regard to movement networks,
open space and recreational

report.
2. is guided by and achieves the outcomes of N/A
the relevant Local Plan;
3. occurs in a logical pattern that facilitates Complies
the timely and cost-efficient provision of
infrastructure and supports the staged
release of land;
4. dual occupancy development is Complies
dispersed throughout residential
neighbourhoods and does not
become the dominant housing
form in the street;
5. a high level of integration with Complies

Proposed street network has a proposed link
through to a future road to south of the subject site.
Other infrastructure is available such as sewer
network, town water and stormwater drainage.
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facilities, centres and community

infrastructure;

6. urban development in accordance N/A Deliberately lower density being sought in this
with a master planning process proposal due to the unique circumstances affecting
provides for a variety and diversity both the site itself and the local geographic context.

of housing types and achieves a
minimum dwelling yield of 15
dwellings per hectare net;

7. movement networks are established to Connectivity achieved through the establishment of
promote active transport (walking and a link road from proposed private road to connect
cycling) and public transport; with future road south of the site. Also refer to TIA

prepared by Rytenskild Transport Planners.

8. development retains and protects N/A

significant environmental,
topographic, scenic and cultural
features and values;

9. development provides for sufficient Complies. Extensive landscaping within a buffer
buffering to existing or intended non-urban | area combined with additional landscape areas
or incompatible uses in surrounding areas; generously distributed around the site.

Interim development: N/A

10. which is, or has the potential to
become, incompatible with future
urban development of the area
does not occur.

11. consists of detached dwelling N/A
houses, caretaker’s accommodation and
home-based business on large lots

12. is compatible with the existing semi-rural N/A
character and urban uses.

Under the tables of assessment for both the ECZ and the Variation Scheme to the Toowoomba
Regional Planning Scheme 2012 (MCUI/2018/2226), a Reconfiguring of a Lot for the use of “dwelling
houses” is identified as being subject to Impact Assessment.

Moreover, the Variation Scheme specifies that any assessment undertaken in the “ Constrained Land
Area” must be considered using the Emerging Community Zone code benchmarks. We have also
used the Low-density residential zone code benchmarks given the relevance of the use to this
zoning.

4.5 Existing Variation Scheme MCUI/2018/2226

The approval for the Variation Scheme states as follows:

A variation approval under Section 60 of the Planning Act 2016 has been granted and the assessment
manager has approved a variation to the local planning instrument: Toowoomba Regional Planning
Scheme 2012 Version 19. Any development assessed pursuant to this Variation Approval will be
assessed in accordance with the requirements of the Variation Approval.

Condition 6. of the approval states:
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Impact Assessable Development within the Variation Approval Area is assessed against the entire
Toowoomba Regional Planning Scheme 2012 Version 19 as applicable to the Emerging Community
Zone and this Variation Approval.

This application is consistent with the overall analysis undertaken for the Variation Scheme and
there has not been any major policy changes since its approval in 2018. The following code bench
marks are specified in the Variation Scheme for the Constrained Land Area.

e The planning scheme.

e Variation Approval MCUI/2018/2226 Traffic Impact Assessment Overall Strategy.

e Variation Approval. MCUI/2018/2226 Stormwater Management Plan Overall Strategy.

e Variation Approval MCUI/2018/2226 Wastewater Infrastructure Supply Overall Strategy.

e Variation Approval. MCUI/2018/2226 Water Supply Overall Strategy.

Note: Impact Assessable development in the Variation Approval Area is assessed as if it were identified in the Emerging
Community Zone of the Toowoomba Regional Planning Scheme 2012 Version 19

Apart from the specific benchmarks, the Variation Scheme has several endorsed reports that should
also be considered when assessing an impact assessable application for this site. Full copies included
in Appendices A.

Endorsed Reports — Variation Scheme

Engineering Overall Strategies for Stormwater, Water and Wastewater, prepared by AM Civil
Consulting Engineers, dated November 2021.

N

Figure 8 Overall plan for stormwater, sewer and water mains.
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Figure 9 Stormwater management plan for subject locality.

The following extract from the text of the SWMP provides details on the approach for controlling
and managing stormwater from the industrial areas of Lot 1 located along the northerly boundary of
the Constrained Land Area, which constitutes the Subject Site in the application.

The solution to be adopted is to provide a detention basin located to the south west of the proposed
development within a dedicated drainage reserve (refer to Appendix C for the preliminary site plan showing the
proposed detention basin location). We have determined a fraction impervious of 0.9 with a total post
development catchment area of 10.6ha (refer to Appendix B for the stormwater catchment plans). The

following tables highlight the parameters used in the hydraulic model.

Table 1 — Pre-developed conditions - Calculated Parameters and Results

Catchment Name A B C
Area (ha) 2.735 6.474 4.560
Time of concentration 10 (10%) 10 (10%) 10 (50%)
(minutes) Impervious
Time of concentration 20 (90%) 20 (90%) 20 (50%)
(minutes) Pervious
Taotal 1EY Flows (m/s) 0.075 0.177 0.479
Total 1% AEP Flows {m?/s) 0.745 1.76 1.45

Catchment Name AB&D C
Area (ha) 10.60 2.514
Time of concentration 10 (85%) 10 (10%)
[minutes) imperviaus
Time of concentration 20 (15%) 20 (90%)
(minutes) Pervious
Total 1EY Flows (m?/[s) 1.89 0.475
Total 1% AEP Flows {m'/s) 5.34 133

Table 2 — Post-developed conditions — Calculated Parameters and Results
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The proposed 19 lot residential subdivision will also send most of its stormwater to the proposed
Drainage Reserve located in the south-west corner of Lot 1. A small section in the south-east corner
of Lot 1 will shed stormwater into the natural water course located at the south-western corner of
the subject site. Refer to report prepared by AM Civil Engineering.

Sewerage and water services are available to the subject site as stated in the report prepared by AM
Civil Engineering.

Preliminary Traffic Impact Assessment Approved Subject to Detailed Traffic Impact Assessment at
RAL Stage.

The traffic study dated 16 November 2020, concludes that the existing road network affecting the
overall development in which this subject site is located should be Local Industrial Access roads
which would adequately accommodate traffic from this locality. A concluding extract states:

A further Traffic Impact Assessment should identify the potential impact of traffic generated by the proposed
land uses upon the local road network, particularly for the intersections with Carrington Road, Boundary Street
and Hursley Road. The outcome of this assessment will be dependent on the type and scale of development
applications that are subsequently lodged within the Variation Approval Area.

The subsequent TIA for the proposed residential 19-lot CTS subdivision is summarised at sub-section
2.4.1.

The proposed new street is a private road controlled under the proposed CTS. Refer to the
Rytenskild report regarding the functionality of the proposed road and its likely impact on the
transport network.

It is proposed to name the private road “Resolution Close” continuing the theme of honouring the
ships used by Captain James Cook in his 18™ Century exploration and charting of the Pacific and
Southern Oceans (refer to Endeavour Way to the north of this site). This will be the subject of a
separate application to TRC.

4.6 Approved RAL — RAL/2022/5361/C
The subject land was originally included as Balance Land in the original RAL/2022/5361.

A modified version of the RAL was approved in October 2024, to accord with a 2-lot management
subdivision over the original ‘parent’ title.

The subject site can be adequately serviced with sewer and water infrastructure, and the preliminary
stormwater management plan prepared by AM Civil for this 19-lot proposal is attached to this
report.

5.0 Benchmarks Requiring Analysis

A list of all codes containing assessment benchmarks for the proposal is outlined in the summary
Table 5.0 - 1. The analysis of the relevant Benchmarks are found at Appendices A. The Scheme
Variation Benchmarks are included in Appendices A and they are discussed above at Sub-Section 4.5.
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Table5.0-1 SUMMARY OF ASSESSMENT BENCHMARKS

Applicable Codes

Zone Code

1. Emerging Community Zone Code

Overlay Code

2. Airport Environs Overlay Code

3. Environmental Significance Overlay Code

4. Landslide Hazard Overlay Code

5. Bushfire Hazard Overlay Code

Other Codes

6. Low density residential zone Code

7. Limited Development (Constrained Land) Code

8. Integrated Water Cycle Management Code

9. Environmental Standards Code

10. Landscaping Code

11. Reconfiguring of a Lot

12. Transport Access and Parking Code

13. Works and Services Code

Scheme Variation Benchmarks (Refer to attached reports by Rytenskild

Traffic Consultants and AM Civil Consulting Engineers).

14. Variation Approval MCUI/2018/2226 Traffic Impact

Assessment Overall Strategy

15. Variation Approval MCUI/2018/2226 Stormwater
Management Plan Overall Strategy

16. Variation Approval MCUI/2018/2226 Wastewater
Infrastructure Supply Overall Strategy

17. Variation Approval MCUI/2018/2226 Water Supply Overall

Strategy
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5.1 Zone Code
Emerging Community Zone Code

The relevant zone code containing requirements and benchmarks for assessment of the proposal is
the “Emerging Community Zone Code”. A detailed analysis of the Purpose of this zone code is found
at Section 5.1 above.

Purpose of Code (extract)

(1) The purpose of the Emerging Community Zone Code is to:

(a) identify land that is intended for an urban purpose in the future; and

(b) protect land that is identified for an urban purpose in the future from incompatible uses; and

(c) provide for the timely conversion of non-urban land to urban purposes.

Comment: The subject site can be serviced with town water and sewerage, and storm water
can be managed satisfactorily as discussed in the engineering report by AM Civil
Engineering. Access is provided from Rielly Street and a future connection to street
networks to the south has been incorporated in the design.

Low density residential zone code

Although not formally the zone code for this application, it is relevant to the nature and extent of
the proposed use on the subject site. A detailed analysis of the Purpose of this zone code is found at
Section 5.1 above.

Purpose of Code (extract)

(1) The purpose of the Low-Density Residential Zone code is to provide for a variety of low-
density dwelling types, including dwelling houses and community uses and small-scale
services, facilities and infrastructure that cater for local residents. The amenity and lifestyle
of residents in the Low-Density Residential Zone is conserved while providing mechanisms to
promote and implement a mix of housing forms at a density appropriate to each locality.
Non-residential uses are small scale, and low intensity uses that service the day-to-day needs
of the immediate location.

Comment: The proposed development includes a range of lots that are slightly
larger than standard suburban lots that will provide an affordable choice in
the residential housing market for people seeking larger than standard lots.
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5.2 Overlay Codes

Airport Environs Overlay Code.

Purpose of Code (extract)

(1)  The purpose of the Airport Environs Overlay Code is to protect the existing and future
operational requirements of the Toowoomba Airport and the Oakey Army Aviation
Centre and to provide for the most appropriate and compatible development of
surrounding lands.

Comment: This proposal does not involve any built structures over two storeys. A

condition will need to specify adherence to the provisions relating to control
of roofing colour, lighting and activities that might attract birdlife.

Environmental Significance Overlay Code

Purpose of Code (extract)

(1) The purpose of the Environmental Significance Overlay Code is to avoid or minimise the
impacts of development on:

(a) the biodiversity values of ecosystems, ecological processes, areas of ecological
significance and biodiversity corridors; and

(b) the ecological, hydrological and water quality values of natural waterways and wetlands.

Comment: A brief report by Yarramine Environmental provides a short history and
description of the current ecological and environmental characteristics of
the subject site. In summary, the proposed development will include
significant tree and shrub species as part of the landscaping of buffer areas
and road verges .

Bushfire Hazard Overlay Code
Purpose of Code (extract)

(1) The purpose of the Bushfire Hazard Overlay Code is to protect the safety of people and
property in bushfire risk areas.

Comment: Due to tree clearing on the site by previous owners the actual fire hazard is
minimal. A road linkage is planned to go through to a future street network
south of the site. A brief report by Yarramine Environmental provides
comments on the bushfire issue.
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Landslide Hazard Overlay Code

Purpose of Code (extract)

(1) subject to the Landslide Hazard Overlay shown on the overlay maps contained within
Schedule 2 (Mapping); and
(2) identified as requiring assessment against the Landslide Hazard Overlay Code by the tables
of assessment in Part 5 (Tables of assessment).
Comment: A detailed report prepared by Core Consultants indicates there is minimal hazard
from soil movement on the site for dwellings and surrounding land.
5.3 Other Codes

Reconfiguring a Lot Code
Purpose of Code (Extract)

(1) The purpose of the Reconfiguring a Lot Code is to:

(a) provide for good neighbourhood design, consistent with the character and
environmental values of the overlay, zone and precinct, and local plan area in
which the land is located60;

(b) ensure the creation of a sense of place and distinctive identity;

(c) protect important natural features and values, economic resources and places of
cultural heritage significance;

(d) ensure lot reconfiguration provides for an efficient and well-integrated urban form,
and in rural areas provides for sustainable use of land and agricultural resources;

(e) ensure lot reconfiguration facilitates safe and efficient provision of, and equitable
access to, infrastructure and services;

(f) ensure transport networks provide for appropriate levels of accessibility and
accommodate a wide range of travel modes including walking, cycling and the use
of public transport;

(g) encourage development to be resource efficient; and

(h) Provide for neighbourhood design that suits safe and practical connectivity with
adjoining similar uses in terms of roads, open space and stormwater drainage
layout.

Comment: The proposal is consistent with the objectives of this code.

Environmental Standards Code
Purpose of Code (extract)

(1)

The purpose of the Environmental Standards Code is to appropriately manage the
environmental impacts of development in relation to outdoor lighting, odour, noise, dust,
waste management and general air emissions.

Comment: The proposal is consistent with the objectives of this code.
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Limited development (Constrained Land) Code
Purpose of Code (extract)

(1) The purpose of the zone is to identify land known to be significantly affected by one or
more development constraints (such as past or future mining activities, flooding, land
contamination, defence requirements, historical subdivisions and buffer areas).

Such constraints pose severe restrictions on the ability of the land to be developed for
urban purposes. This zone and code identifies and limits development on land that is
unsuitable for further development as a result of:

(a) multiple environmental development constraints (such as slope and soil stability,
significant vegetation and bushfire); and

(b) historic subdivisions which are remote, lack urban services or are otherwise
unsuitable for additional development.

Comment: Refer to comments for Landslide Hazard Overlay Code in this section.

Integrated water cycle management Code
Purpose of Code (extract)

(1) The purpose of the Integrated Water Cycle Management Code is to ensure water and
related infrastructure are sustainably managed on a total water cycle basis to maintain
the wellbeing of the community and the environment.

Comment: Refer to report by AM Civil Engineering for details on the management of
water on the site.

Transport, Access and Parking Code
Purpose of Code (extract)

(1) The purpose of the Transport, Access, and Parking Code is to ensure that the transport
networks are protected from inappropriate development that may compromise safety
and amenity in and around TRC’s urban and semi-urban areas.

Comment: Refer to TIA by Rytenskild Traffic Consultants.

Landscaping Code
Purpose of Code (extract)

(1) The purpose of the Landscaping Code is to facilitate landscaping which is an integral
component of urban design, contributing to the creation or enhancement of quality
places and spaces.
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Comment: Landscaping is an important consideration for this site with prime objectives
to stabilise top-soil, aesthetic considerations relating to screening residences
from industrial activities to the north and the ability to return vegetation
back to the site that was lost when clearing took place some years ago.

Works and Services Code
Purpose of Code (extract)

(1) The purpose of the Works and Services Code is to ensure development is provided with a
level of infrastructure which supports the achievement of ecological sustainability and
maintains or enhances community health, safety and amenity.

Comment: Refer to reports by AM Civil.

A full analysis of each of the above Codes is included at Appendices A of this report.

6.0 Conclusion

This application has been lodged to gain use rights over portions of the subject land for Low density
residential lots that will be titled via a CTS to enable ongoing management of the public areas and
infrastructure such as landscaping, sewerage pump and low-pressure pipes, road access and so on.
An approval will also be guided by a Preliminary Approval Document, to be endorsed in conjunction
with any RAL decision notice (Appendix D).

The site is capable of being fully serviced with town water, sewerage and stormwater drainage.
Topographic issues affecting the site have been resolved though designing a street with a split
carriageway for easier allotment access and servicing by larger vehicles manoeuvring along the
street and level-building envelopes that will facilitate practical siting of domestic buildings.

TRC’s favourable consideration of this application is requested.

Stewart Somers
Principal consultant

August 2026
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APPENDICES

Appendices A Assessment Benchmarks
Appendices B Master Plan for Locality
Appendices C Technical Support Reports
Appendices D Preliminary Approval Document
Appendices E Proposed Subdivision Plan
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Toowoomba Regional Planning Scheme 2012(v.27.0)- Part 6 Zones Codes

6.2 Residential zones category

6.2.1.1 Application
This code applies to assessable development:-
(1) within the Low Density Residential Zone as identified on the zoning maps contained within Schedule 2 (Mapping); and

(2) identified as requiring assessment against the Low Density Residential Zone Code by the tables of assessment in Part 5 (Tables of Assessment).

6.2.1.2 Purpose and overall outcomes

(1) The purpose of the Low Density Residential Zone code is to provide for a variety of low density dwelling types, including dwelling houses and community uses and small-scale services, facilities and
infrastructure that cater for local residents.

The amenity and lifestyle of residents in the Low Density Residential Zone is conserved while providing mechanisms to promote and implement a mix of housing forms at a density appropriate to each
locality. Non-residential uses are small scale and low intensity uses that service the day to day needs of the immediate local residential community and do not undermine the viability of a nearby
centre.

(2) The overall outcomes sought for the zone code are as follows:
(a) the provision of detached dwelling houses as the primary form of housing within the zone and dual occupancy as a secondary form of housing, on a range of lot sizes greater than 500m?;

(b) medium density forms of residential development are supported within greenfield areas in this zone where within walking distance of a local, district or major centre providing a wide range of
goods, services and facilities, including provision of goods and services to meet daily convenience needs or where adjacent or opposite a district or regional park offering a high level of
residential amenity.

(c) retirement villages are established in the Low Density Residential Zone only where they are designed to achieve a transition in scale and density from one that is consistent with the surrounding
area to a more dense form consistent with a typical retirement village;

(d) dual occupancy development is dispersed throughout residential neighbourhoods and does not become the dominant housing form in the street;

(e) lot reconfiguration within greenfield areas in the zone achieves a minimum dwelling yield of 15 dwellings per hectare;

(f) new hatchet lots are not created within this zone and existing hatchet lots are occupied by a single dwelling house only;

(g) development provides for an efficient land-use pattern and is well connected to other parts of the local government area;

(h) development is designed to provide safe and walkable neighbourhoods that connect residents to desirable destinations including schools, parks, shops and community facilities;

(i) small scale short-term accommodation occurs only on land with direct access to a road at the distributor, sub-arterial and regional arterial level in the road hierarchy and in proximity to existing
development of a similar nature, in buildings of a scale that is consistent with the surrounding residential area, all car parking needs can be met on site, and the use does not detract from the
residential amenity of the area.

(j) development maintains a high level of residential amenity avoiding uses that introduce adverse impacts such as excessive traffic, noise, dust, odour, lighting and other locally specific impacts;

____________________________________________________________________________________________________________________________________________________|
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(k) development reflects and enhances the existing low density scale and character of the area, and is no more than 2 storeys above ground level;

() development is designed to incorporate sustainable practices including maximising energy efficiency, water conservation and encourage sustainable transport use such as walking, cycling and
public transport use;

(m) development is supported by necessary community facilities, open space and recreational areas and appropriate infrastructure including utility installations to support the needs of the local
community;

(n) non-residential uses occur only where such uses:
(i) primarily function to directly support the day to day convenience needs of the immediate local residential community;
(i) provide a local community or limited business function, and include:
a) Child care centre  b) Club  ¢) Community care centre  d) Community use e) Educational establishment  f) Emergency services
g) The following uses only where reuse of an existing building used for an existing business activity:
i. Food and drink outlet ii. Shop (only convenience) iii. Health care services iv. Place of worship v. Sales office vi. Veterinary services.
(o) non-residential uses only occur within the zone where they:
(i) are accessible to the immediate local residential community they serve;

(i) are located on land with direct access to a road at the distributer, sub-arterial and regional arterial level in the road hierarchy and minimises intrusion of through traffic into local residential
streets;

(i) have a built form that is compatible with surrounding residential character and amenity, including:
a) reuse of existing non-residential premises or
b) extensions and/or new buildings have height, bulk and scale consistent with intended low density residential built form intent of the zone and compatible with existing streetscape character;

(iv) do not have a significant detrimental impact on the neighbourhood amenity expected within a predominantly low density residential environment having regard to sunlight and solar access,
privacy, hours of operation, generation of odours, noise, waste products, dust, traffic, electrical interference, lighting and visual impacts;

(v) ensure all car parking needs can be met on site, and off-street car parking areas do not dominate the appearance in the streetscape and are landscaped to provide an attractive frontage that
maximise pedestrian activity and safety.

(p) Development responds to the natural topography and environmental constraints of the land and avoids or where this is not possible, mitigates any adverse impacts on areas of ecological
significance, including creeks, gullies, steep land, waterways, wetlands, habitats and vegetation and bushland through location, design, operation and management.

() Development for a sensitive use on land within 250m of land within the Medium Impact Industry Zone is designed to mitigate industrial air, noise and odour emissions with potential to adversely
impact on human health, amenity and wellbeing.

Comments on Purpose and overall Outcomes: The proposed development includes a range of lots that are slightly larger than standard suburban lots that will
provide an affordable choice in the residential housing market for people seeking larger than standard lots. The
proposal herein meets the main benchmarks and objectives of the code.




NU Nexus Urban

6.2.1.3 Requirements for accepted development and assessment benchmarks for assessable development

Table 6.2.1:1 — Low Density Residential Zone Code - requirements for accepted development and assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
Caretaker’s Accommodation
PO:1 Development provides for the accommodation of a AO11 A caretaker’s accommodation is: N/A
caret'aker, and their fam'IY memb.ers, involved in the (a) separated from significant levels of emissions
running of a non-residential use, in a manner that: (adverse to human health or amenity) generated
(a) does not compromise the productivity of the use; by the non-residential use/s of the site by at least
(b) is safe and comfortable for the amenity of 6m;
residents; and (b) provided with a private landscape and recreation
(c) hasregard to the landscape and private recreation area which:
needs of the residents. (i) is directly accessible from a habitable room;
(ii) if at ground level, has a minimum area of 16m?
with minimum dimensions of 4m; and
(iii) where provided as a balcony, verandah or
deck has a minimum? area of 8m? with a
minimum dimension of 2.4m.
AO12> No more than one (1) caretaker’s accommodation is
established per non-residential use.
Dwelling Unit
PO, Development incorporating a dwelling unit is provided | AO2.1 Separate entrances are provided to the dwelling unit N/A
in a manner that: and non-residential uses on the same site. N/A
AO22 Entries to the dwelling unit are clearly identifiable from
the street and have a defined pathway.
AO23 Dwelling units are readily distinguishable from the non- N/A
residential use for emergency service providers. N/A
AO2.4 The dwelling unit number is clearly displayed on the unit
and letter box. N/A

" Amended on 27 April 2018
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(a) integrates visually with the non-residential use AO.s The dwelling unit is provided with a private landscape
through the use of materials, colours and and recreation area which: is directly accessible from a
finishes, architectural treatments and landscaping habitable room;
treatments; (a) is directly accessible from a habitable room;
(b) ensures residents have a high level of safety, (b) if at ground level, has a minimum area of 16m? N/A
security, privacy and amenity; with minimum dimensions of 4m; and

(c) ensures residents are not exposed to noise and (c)
light nuisance from the non-residential use; and

(d) provides residents access to private outdoor
recreation spaces directly from the dwelling unit.

if a balcony, a veranda or a deck, has a minimum?
area of 8m? with minimum dimensions of 2.4m.

AO.s Habitable rooms of the dwelling unit are protected from
overlooking of the non-residential use/area by:

(a) separation of 9m from a window or activity area of
the non-residential use; or

(b) screening the outlook from windows, balconies or
activity area of the non-residential use within a
direct view of 9m to the habitable room or private
open space of the dwelling unit.

Non-residential Uses and building work — Scale of use where involving the reuse of an existing building

PO3 The non-residential use is of a small scale and AO31 The use: N/A
intensity that is compatible with the character of the (a) is carried out in an existing building;
streetscape and the low density residential built (b) only increases the Gross Floor Area of the
form appearance of the locality. existing building by a maximum of 25m? and does
not reduce existing front or side setbacks;
(c) is a single tenancy only;
(d) has a maximum gross floor area of 200m?;
(e) is conducted wholly within an enclosed building;
and
(f) does not involve outdoor dining or drive through
facility.

2 Amended on 27 April 2018
I
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Non-residential Uses and building work — Noise Amenity

is appropriate for the level of demand generated,

connected to the Council’s reticulated wastewater

PO4 The non-residential use does not adversely impact AOs1  New building plant or air-conditioning equipment is N/A
on the amenity of the surrounding residential land located central to the building and screened from view
uses and/or the intended residential streetscape of the street or adjoining residential uses.
character.
Non-residential Uses and building work — Privacy and Screening
POs Non-residential uses provide adequate separation, AOs1 A 2m wide vegetated buffer is provided to any vehicle N/A
buffering and screening from adjoining residential movement and parking areas that adjoin a residential
premises so that the privacy and amenity of boundary.
residential premises is protected. AOs2 A 1.8m high solid screen fence and 1.5m wide strip of N/A
screen landscaping are provided along all boundaries
shared with an adjoining residential use. N/A
AOs3  Windows that have direct views into adjoining
residential buildings are provided with fixed screening
that is a maximum of 75% transparent to obscure
views into the adjoining residential building and
maintain privacy for those residents.
Non-residential Uses and building work — Outdoor Lighting
POs Outdoor lighting for non-residential uses maintains AOs.1 Outdoor lighting for non-residential uses is restricted to | N/A
the amenity of the surrounding residential area and low level security lighting only.
does no.t adversely |m.pe?c"c the safety for vehicles or AOs2  Outdoor lighting is designed, installed and maintained N/A
F')edestrl'an.s on th.e ad10|.n|ng streetas a res.ult of in accordance with the parameters and requirements
light emissions, either directly or by reflection. of AS4282 — Control of the Obtrusive Effects of
Outdoor Lighting.
Utilities and Stormwater
PO~ A water supply is provided that is adequate for the AO7.1 Where within a water supply area, the development is Complies- Refer to the report prepared
current and future needs of the intended use. connected to Council’s reticulated water supply system by RMA Consulting
in accordance with SC6.3 PSP No. 3 Engineering
Standards — Water and Wastewater Infrastructure.
POs Wastewater treatment and disposal is provided that | AOs1  Where within a wastewater area, the development is Complies- Refer to the report prepared

by RMA Consulting

5
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protects public health and avoids environmental

system in accordance with SC6.3 PSP No. 3 Engineering

harm. Standards — Water and Wastewater Infrastructure.
POy The development is equipped with an adequate AO91  Premises are connected to an electricity supply Complies
energy supply approved by and installed in approved by the relevant energy regulatory authority.
accordance with the standards of the relevant
energy regulatory authority.
PO1o Stormwater resulting from roofed areas and AO10.1 Roof water and impervious surfaces water runoff is Complies- Refer to the report prepared

impervious surfaces is collected and discharged in a
manner that does not adversely affect the stability
of buildings or the use of adjacent land.

collected and discharged in accordance with SC6.2 PSP
No. 2 — Engineering Standards — Roads and Drainage
Infrastructure.

by RMA Consulting

Waste Management

PO11 Appropriate refuse container storage areas are

provided which are:

(a) in a building or enclosing structure or
screened from public view;

(b) of adequate size to accommodate the
expected amount of refuse to be generated
by the use;

(c) ina position that is conveniently accessible
for collection; and

(d) able to be kept in a clean state at all times,
and waste is captured and discharges to an
approved collection point.

AO11.1 Refuse container storage areas are provided that:

(a) arelocated behind the building line and screened
from public view:

(i) ina building, outbuilding or other enclosed
structure;

(ii) screened by a minimum 1.5 m high solid fence
or wall that is surrounded by minimum 1m
wide landscaping (excluding container storage
access point) where not adjoining a residential
boundary; or;

(iii) screened by a minimum 1.8m high solid fence
where adjoining a residential boundary

(b) are provided with an imperviously sealed pad, on
which to stand the bin(s), that is drained to an
approved waste disposal system;

(c) are within normal hose length of a hose cock; and
(d) are large enough to accommodate at least one (1)
standard/sized container per dwelling and, in
commercial and industrial premises, one (1) or
more industrial bins of a size appropriate to the

nature and scale of use.

Complies — Refer to the report
prepared by RMA Consulting and the
drawings prepared by Struxi Design
Group
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Non-residential uses and building work — Access, on-site car parking and manoeuvring

PO12 Provision is made for on-site vehicle parking to meet PO121 Where not involving the reuse of an existing premises N/A
the demand likely to be generated by the used for a business activity car parking is provided in
development and: accordance with the Transport, Access and Parking

Code.

(a) to avoid on-street parking where that would
adversely impact on the safety or capacity of the
road network or unduly impact on local amenity.

PO122 Where involving re-use of premises used for a business N/A
activity:
(a) There is no reduction in existing or previously
approved on-site car parking;
There are no alterations to the location of
existing or previously approved access (driveways
and vehicle cross-overs) and on-site car parking
and manoeuvring areas.

(b) to ensure that off-street car parking areas do not
dominate the appearance in the streetscape. (b)

Non-residential uses and building work — Landscaping

PO13 Landscaping makes a positive contribution to the AO12.1 Where not involving the reuse of an existing premises N/A
site and the amenity of the surrounding area and used for a business activity car parking is provided in
existing landscaping is not diminished. accordance with the Transport, Access and Parking
Code. N/A
AO122 Where involving re-use of premises used for a business
activity:

(a) There is no reduction in existing or previously
approved on-site car parking;

(b) There are no alterations to the location of
existing or previously approved access (driveways
and vehicle cross-overs) and on-site car parking
and manoeuvring areas.
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Table 6.2.1:2 — Low Density Residential Zone Code - requirements for accepted development and assessment benchmarks for assessable development where not

involving Building Work (not associated with a Material Change of Use)

Performance outcomes Acceptable outcomes Comments

Non-residential uses - Hours of Operation

PO: Hours of operation are controlled so that the non- AO11 Hours of operation, including for deliveries, are limited N/A
residential use does not impact on the amenity or to hours between 6:00 am to 9:00 pm.
privacy of adjoining residential uses.

Non-residential Uses — Impact on Road Network

PO Non-residential uses are located on major roads and | AO2.1 Non-residential uses: N/A
do not introduce non-residential traffic into local (a)

have frontage and vehicle access to a Regional
streets.

Arterial, Sub-Arterial or Distributor Road; and
(b) vehicle access to the development does not occur
from a local street. (b)

Table 6.2.1:3 — Low Density Residential Zone Code — assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments

Residential Development

PO: The zone accommodates predominantly dwelling AO11 Uses which are consistent with the intent of the zone Although the development proposed
houses and other housing forms at a low density include: herein involved the development of
scale and intensity. (a) dwelling house: and multiple dwellings, they are of a very

(b) dual occupancy, except where located in the Clifford high standard and involve a density
Park Stables and Park Residential Precincts that is consistent with Low density

residential zone; namely 1 dwelling per
405 sqm of gross site area.

PO The density of accommodation activities in the No acceptable outcome is nominated. N/A
Clifford Park Stables Precinct is not increased, other
than where directly associated with the
management of stables on the same site.

POs  Short-term accommodation occurs where: No acceptable outcome is nominated. N/A
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(a) itis of a small scale that is consistent with the
intensity of development in the surrounding
residential area;

(b) adjoining or located on the opposite side of a
road to existing Short-term accommodation or
other Accommodation activities of a similar scale
and density ;

(c) all car parking needs can be met on site;

(d) have direct vehicle access to a distributor, sub-
arterial and regional arterial level road that is not
a State-controlled road; and

(e) do not unduly detract from the amenity of nearby

residences.

PO4 Higher density forms of Accommodation activities AOs1 The number of dwellings on the site does not exceed The proposal achieves a density of one
(i.e. other than caretaker’s accommodation, one per 500m?, dwelling per 405 sqm, which is
community residence, dwelling house and dual considered low density residential
occupancy) are designed to reflect the residential development.

scale and density of the surrounding area. The site has a frontage of 33.6 metres,

AOs2  The site has a minimum frontage of 12m. far exceeding the minimum dimension

of 12 metres.

Non-Residential Development

POs Non-residential uses establish only where they: No acceptable outcome is nominated. N/A

except for child care centres, provide for the day
to day convenience needs or local service of the
immediate local residential community;

(b) do not undermine the viability of a nearby centre
and are not of a scale that impacts on the role or
function centres network;

(c) do not contribute to strip development or
expansion of an existing centre;

(d) are a of a small scale, and have low intensity
operation and employment;

(d) are highly accessible to the immediate local

community it serves and have direct vehicle
I ————
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(f)

access to a distributor, sub-arterial and regional
arterial;

do no introduce non-local traffic into a local
street;

are in buildings, including extensions and
alterations to an existing building, that have a low
rise bulk and scale compatible with a dwelling
house and consistent with the character of
adjoining residential buildings and the
surrounding streetscape;

do not adversely impact the amenity, safety or
privacy of nearby residences.

Built Form

POs

Buildings are of a height which is consistent with the

intended character of the zone and overlay, and
which do not unduly reduce privacy or access to
sunlight to habitable rooms, private open space and
solar panels on adjoining land.

AOs.1

Buildings have a maximum height of two (2) storeys or
8.5m above ground level.

Complies — the existing dwelling on the
site has been retained along with two
canopy trees that would be
approximately 12.0 — 15.0 metres in
height.

The three townhouses are two storeys
in height and are not greater in height
that 8.5 metres. The building setbacks
combined with the orientation will not
block sunlight to adjoining properties
and will not cause privacy issues for
residents in external properties.

Refer to the drawings and details
provided in the drawings prepared by
Struxi Design Group.

10
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PO; Except for Dwelling Houses and Dual Occupancies site
coverage:

(a)

maximizes setbacks;

AO7.1

For development up to two (2) storeys site cover does

not exceed 50% of the site area.

For development over two (2) storeys no acceptable

Total site cover of the proposed
development is 32.5%, which is well
below the maximum specified in the
Code of 50%.

(b) maximizes landscaping; outcome is nominated.
(c) ensures adequate useable outdoor areas; (a) Setbacks: comply or exceed
(d) ensures adequate space for vehicle movement minimums
and parking areas;
(e) maximizes solar access for internal and external (b) Landscaping: refer to the

living spaces;
does not compromise solar access for adjoining
premises; and

landscape plan by Jackie Amos,
Registered LA.

¢) Outdoor: areas exceed

(g) does not result in overshadowing of adjoining

. requirements
properties.

(d) Parking: convenient and well
located

(e) Internal Solar: achieved
through orientation

(f) Adjoining solar: achieved
through setbacks.

AOs1  Impervious areas of the site do not exceed 60% of the

site area.

Impervious area is 58.5 %, below the
maximum specified of 60%.

POs Impervious site coverage:

(a) ensures development maximizes on-site
infiltration and minimizes the additional burden
on drainage infrastructure;

(b) reduces the visual impact of additional hardstand;

(c) respects the existing or preferred neighbourhood
character and responds to the features of the site;
and allows for the provision of an appropriate
supply of landscaping and open space.

The existing dwelling on the subject
site has been retained in its original

AOs.1 Where the site has frontage to a collector or local road,
buildings are set back from that frontage: within

POy The front building setback is consistent with the
prevailing front setbacks in the street.

____________________________________________________________________________________________________________________________________________________|
11
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20% of the average front setback of adjoining buildings;
or where there are no adjoining buildings, 4m.

AO92 Where the site has frontage to a road other than a
collector or local road:

(a) residential buildings are set back from that frontage
in accordance with the requirements of the
Queensland Development Code.

(b) non-residential buildings are set back from that
frontage 6m.

AOs3  Where involving non-residential use, buildings are set

back a minimum 6m from the road frontage.

location, which has a setback
dimension of 8.9 metres.

Ditto
N/A

PO1o Side and rear building setbacks:

(a) enhance the appearance and character of streets
and buildings;

(b) are appropriate to the scale of the development
and the intended low density character of the
zone or precinct in which the site is located;

(c) provide for adequate daylight for habitable
rooms and open space areas on and adjoining the
site;

(d) are sufficient to minimise overshadowing and
overlooking of adjoining premises;

(e) provide adequate separation and buffering
between residential and non-residential
premises; and

(f) maximise opportunities for landscaping.

AO10.1 Buildings are set back from a side boundary:
(a) Ground Floor (up to 3.5m high) — 1.5m; and
(b) First floor (up to 7.5m high) — 2m;
(c) Above 7.5m —3m; or
(d) the distance of the height of the retaining wall on
the side boundary or combination of the height of
the retaining wall and a fence, whichever is greater
(Figure 1). Where the retaining wall extends into the
site, the setback is measured from the base or top of
the retaining wall.
AO10.2 Buildings are set back:

(a) a minimum of 3m from a rear boundary; or

(b) the distance equivalent to of the cumulative height
of the retaining wall and fence on the rear boundary
(Figure 1). Where the retaining wall extends into the
site, the setback is measured from the base or top of
the retaining wall.

Figure 1

Side setback — 3.8 metres

Rear setback- 3.0 metres

12
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For non-residential development:

AO10.3 Buildings are set back a minimum of 2.5m from a side
boundary.

AO10.4 Buildings are set back from a rear boundary whichever is
the greater -

(a) a minimum of 3m; or.

(b) The distance equivalent to the cumulative height of
the retaining wall and fence on the rear boundary.
Where the retaining wall extends into the site, the
setback is measured from the base or top of the

N/A

N/A

retaining wall.

PO11 The development is designed to a high aesthetic In partial compliance with the performance outcome: Complies — refer to Landscape
standard and to integrate with and enhance the drawings by Jackie Amos, LA.
locality, having regard to the following: AO11.1 A minimum 1m wide landscaping strip is provided for

(@) built form; the full length of the driveway and parking areas where
(b) open space; parallel to a boundary common with a residential
(c) landscaping; premises.
(d) the public realm;
(e) parking and access; Note: Such landscaping areas must not be compromised by the
(f) solar access; manoeuvring areas required for the vehicle.
(9) views and outlook;
(h) setbacks;
(i) height;
() scale and bulk; and
(k) provision of services
PO12 Non-residential use buildings, including extensions or No acceptable outcome is nominated N/A

additions, exhibit design elements that are
characteristic of and compatible with surrounding
houses in the streetscape including:-

13
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(a) buildings orient to and addresses the street
frontage;

(b) the main building entry faces the street at ground
level;

(c) building mass is broken up by articulation,
fenestration, recesses and landscape elements to
avoid large expanses of blank surfaces ;

(d) differentiate between private houses and the
non-residential use through variation in
materials, patterns, textures and/or colours

Editor’s note — examples of fagade treatment to avoid
expanses of blank surface may include (but is not limited
to):
e windows are provided in any building fagade facing
the street or other public and communal space;

® awnings, verandahs, pitched roofs and rectangular
building plan forms are used in the building design.

PO13 Where appropriate, development facilitates active No acceptable outcome is nominated N/A

transport and open space connections through the
neighbourhood.

PO14 The site layout responds sensitively to adjoining land No acceptable outcome is nominated Complies— refer to retention of original
uses as well as on-site and surrounding topography, house on site, orientation of new
drainage patterns, utility services, access, built forms buildings, setbacks and especially the
and vegetation such that: landscaping concept for the site.

14
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(a) any hazards or nuisance to people or property on
the site or offsite are avoided;

(b) any earthworks are minimised and design
alternatives are prioritised over earthworks;

(c) natural drainage lines are retained;

(d) existing vegetation is retained or replaced;

(e) damage or disruption to sewer, stormwater and
water infrastructure is avoided; and

(f) thereis adequate buffering, screening a
separation to adjoining development.

Amenity and Safety

PO1s Development maintains a high level of residential No acceptable outcome is nominated Complies
amenity within the site and for surrounding areas,
having regard to noise, odour, lighting, access to
sunlight, privacy and outlook.

PO1s Site layout, building design and landscaping facilitates | AOis1 Setbacks are provided from all boundaries in accordance | Complies
the security of people and property having regard to: with acceptable outcome A010.2;

(a) opportunities for casual surveillance of and AO16.2 The development does not introduce lighting which is

sightlines to publicly accessible areas such as car incopsistent with a residgntial area; . Complies
parks, pathways, public toilets and communal areas; AOs163 Sunlight acce.ss: fF)r the prlva'te open.space or habitable
(b) exterior building design and orientation which rooms on adjoining properties or private open spaces on Complies
promote safety; the subject site is not reduced to less than 3 hours
(c) adequate definition of uses and public and private between 9am and 3pm on June 21, or
ownership; AO1i4 Where existing overshadowing by building and fences | Complies —note the casual
(d) adequate lighting; is greater than this, sunlight is not further reduced by | surveillance achieved through the
(e) appropriate way-finding mechanisms (e.g. signage); 20%. positioning of balconies overlooking
(f) minimisation of entrapment locations; and the access areas of the site such as car
(g) building entrances, loading and storage areas being parks, pathways and access to front
well lit and lockable after hours. doors.

Safety and security have been at the
forefront of thinking for this housing
development layout as it is assumed

____________________________________________________________________________________________________________________________________________________|
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that it will be occupied by a more
senior cohort.

Modern understated security lighting
will be provided as part of the
landscaping of the site to ensure that
there are no ‘hiding spots’ on premises
and that no light spillage will be
observed from adjoining properties.

Front-door entrances will be well lit
and safe.

landscaping that: is consistent with the dominant
landscape character appearance of the streetscape in
an established area and intended in the zone and
character overlay in which the site is located;

(a) is consistent with the dominant landscape
character appearance of the streetscape in an

provides a minimum 3m wide landscaped garden strip
along the frontage of the site.

PO17 Development is designed to incorporate graffiti- AO17.1 Building design and layout incorporates the following Complies
prevention measures. features where practical:
(a) designs with an absence of ‘natural ladders’;
(b) minimal unbroken vertical surface areas; and
(c) graffiti-deterrent surface treatments.?
PO:1s Development for non-residential uses provides AO1s1 Where not involving reuse of a premises development N/A

3 Amended on 27 April 2018
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established area and intended in the zone and
character overlay in which the site is located;

(b) provides an attractive interface between the use,
the streetscape and adjoining residential uses

(c) provides and maintains:

(i) the privacy and amenity for adjoining
residential uses

(ii) sight lines and overlooking to public spaces
and the street to enable casual surveillance

(iii) a clearly defined pedestrian entry point for
visitors and customers that is separated
from the driveway;

(iv) established trees (including street trees) and
other significant existing vegetation.

PO19

Development for non-residential uses provide car
parking and loading and servicing areas that:

(a) arelocated to minimise impact on any adjoining
residential premises

(b) are located behind the building, and hardstand
areas do not dominate the streetscape;

(c) prioritise the movement and safety of
pedestrians along the frontage of the site, and
between the street frontage and the entrance to
the building;

(d) areintegrated into the building design and
include screening and buffering to reduce
negative impact on adjoining residential uses

No acceptable outcome is nominated.

N/A

17
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PO2o Development for a sensitive use on land within AO20.1 The use is designed to ensure that: N/A
250m of land within the Medium Impact Industry (a) the indoor noise objectives set out in the
Zone must not result in that use being exposed to Environmental Projection (Noise) Policy 2008 are
industrial air, noise or odour emissions that impact met; and
on human health, amenity and wellbeing. (b) the air quality objectives in the Environmental
Protection (Air) Policy 2008, are met.
Note: Design measure that may assist in achieving the
acceptable outcome may include:
(a) landscaping;
(b) setbacks;
(c) the orientation of buildings away from the industrial
area; and
(d) barriers, mounds and fencing; and/or screening.
PO Where located on land that is affected by No acceptable outcome is nominated. N/A
environmental emissions generated by an
operational rail corridor, sensitive development
mitigates noise generated by the railway to the
extent that it adversely impacts on the
development.
Development involving Animal Keeping (where for Stables) in the Clifford Park Stables Precinct
PO22 The minimum site area for Animal Keeping (where for | AO2.1  The site area for a Animal Keeping (where for stables) | N/A
stables) is sufficient to: is a minimum of 1,200m?2.
(a) meet the needs of the use;
(b) accommodate a dwelling house on the same
premises; and
(c) maintain an overall scale and intensity of
development consistent with the character of the
local area.
PO2s3 Animal Keeping (where for stables) does not AO231 No horse is stabled closer than 15m to a residential N/A
adversely affect the health and safety of residents of building on an adjoining lot.
the site or adjoining premises and do not unduly
impact on the amenity of the local area. N/A

18
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AO23.2

Stable buildings are constructed with impervious

reinforced concrete floors, gravity drained to the N/A
effluent collection/treatment point. N/A
AO233 Exterior walls of buildings are constructed of sound N/A
absorbent material being brick, concrete, masonry or N/A
other similar material.
AO234 A person who is responsible for the supervision of the N/A
stables is accommodated on the premises at all times.
AO235 A minimum 1.8m high solid screen fence is provided on
. . N/A
the site along all common boundaries.
AO26 Wastes are collected and disposed of daily.
AO237 All food/waste holding areas and receptacles are
contained and covered.
AO28 A health management plan approved by Council
identifies potential health and amenity hazards
associated with the stables such as vermin and other
pests, animal waste, other odour sources and the
methods by which these hazards are to be addressed
and managed.
PO24 Residential development maintains an overall low AO22  Accommodation activities are limited to Dwelling N/A
density, domestic scale and intensity to: Houses and Community Residences.
(a) maintain suitable development sites for Animal
Keeping (where for stables) to co-locate with
residential uses; and
(b) limit conflicts between Animal Keeping (where for
stables) and neighbouring residential uses.
Development in the Park Residential Precinct
PO2s Development does not create lots smaller than No acceptable outcome is nominated. N/A
2,250m? within the Park Residential Precinct.
PO2s Effluent generated by a development is capable of No acceptable outcome is nominated. N/A

being treated and disposed of on site.

19
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Toowoomba Regional Planning Scheme 2012(v.28.0) — Part 06 Zone Codes
6.6 Other Zone Category

6.6.2.1 Application

This code applies to assessable development: -

(1) within the Emerging Community Zone as identified on the zoning maps contained within Schedule 2 (Mapping); and

(2) identified as requiring assessment against the Emerging Community Zone Code by the tables of assessment in Part 5 (Tables of assessment).
6.6.2.2 Purpose

(1)  The purpose of the Emerging Community Zone Code is to:

(a) identify land that is intended for an urban purpose in the future; and
(b)  protect land that is identified for an urban purpose in the future from incompatible uses; and
(c)  provide for the timely conversion of non-urban land to urban purposes.

(2)  Future development in the Emerging Community Zone:

creates an integrated and compact urban form;

establishes safe, attractive and walkable communities;

provides for a wide choice of housing and accessible community services; and

avoids areas within the Emerging Community Zone that are unsuited to urban development because of their natural, scenic or cultural
values.

(3)  Any development which occurs in the interim maintains the suitability and capacity for future urban development of a predominantly
residential nature.

e overall outcomes sou or the zone code are as follows:
4 Th Il out ght for th d foll
(a) Development for new communities
(i) occurs after detailed land use master planning and infrastructure planning of areas within the zone has been undertaken;
(i)  is guided by and achieves the outcomes of the relevant Local Plan;

(i)  occurs in a logical pattern that facilitates the timely and cost-efficient provision of infrastructure and supports the staged
release of land;

(iv)  dual occupancy development is dispersed throughout residential neighbourhoods and does not become the dominant housing
form in the street;’

' Amended on 29 November 2019
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(v)  ahigh level of integration with existing and future urban development is achieved having regard to movement networks, open
space and recreational facilities, centres and community infrastructure;

(vi) urban development in accordance with a master planning process provides for a variety and diversity of housing types and
achieves a minimum dwelling yield of 15 dwellings per hectare net;

(vii) movement networks are established to promote active transport (walking and cycling) and public transport;

(viii) development retains and protects significant environmental, topographic, scenic and cultural features and values;

(ix) development provides for sufficient buffering to existing or intended non urban or incompatible uses in surrounding areas;
Interim development:

(i) which is, or has the potential to become, incompatible with future urban development of the area does not occur;

(i)  consists of detached dwelling houses, caretakers accommodation and home based business on large lots

(iii)  is compatible with the existing semi-rural character and urban uses.

Comments on the Purpose of the Code: The subject site can be serviced with town water and sewerage, and storm water can be managed satisfactorily as discussed
in the engineering report by AM Civil Engineering. Access is provided from Rielly Street and a future connection to street
networks to the south has been incorporated in the design.

6.6.2.3 Requirements for accepted development and assessment benchmarks for assessable development

Table 6.6.2:1 — Emerging Community Zone Code — Requirements for accepted development and assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
General
PO:1 Setbacks are provided within new non-residential AO11 Non-residential buildings, animal enclosures, N/A
development to: storage facilities and waste disposal areas are
(a) avoid potential nuisance to existing and future setback the following distances:
neighbours; (a) from any dwelling on surrounding land in the
(b) protect residential amenity within and external to the Emerging Community or Rural Zone - 50m; and
zone; (b) from any land included in a residential zone or
(c) protect the functioning of existing uses and activities; the Rural Residential zone - 100m.
and

(d) maintain the local streetscape or landscape character




NU Nexus Urban

PO. Development maintains the existing semi-rural AO21 Development is of a low density consisting of N/A
character and does not adversely impact on the future dwelling house, caretakers accommodation and
urban character and form of the locality, having regard home based business on separate large lots.
to the likely scale and visibility of existing and likely
future buildings. AO22 Building height (other than for silos, windmills and N/A
similar structures) does not exceed two (2) storeys
or 10.5m in height above natural ground level.
Caretaker’s home
POs Development provides for the accommodation of a AOs1 A caretaker’s accommodation unit is: N/A
cart'etaker'involved in t.he running of a non-urban use, and (a) separated from significant levels of emissions
their family members in a manner that: (adverse to human health or amenity)
(a) does not compromise the productivity or operations of generated by the non-residential use/s of the
the primary use of the land; site by at least 6m;
(b) is safe and comfortable for the amenity of residents; (b) provided with private landscape and
and recreation area which:
(c) hasregard to the landscape and private recreation (i) is directly accessible from a habitable
needs of the residents. room; and

(ii) if at ground level has a minimum area of
16m? with minimum dimensions of 4m;
and N/A
(iii)  if a balcony, a veranda or deck, has a minimum?
area of 8m? with minimum dimensions of 2.4m
AOs2 No more than one (1) caretaker’s accommodation
unit is established per non-residential use.

Cropping being forestry
PO4 Forestry is established, maintained and operated in a AOa1
manner that protects the amenity of the locality. '

Use of equipment and machinery and haulage N/A

associated with forestry is restricted to:

2 Amended on 27 April 2018
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(a) Monday to Saturday — 7:00 am -7 00 pm; and
(b) Sunday and Public Holidays — 8:00 am —
7:00 pm.
AO42  Forestry does not occur on land having slopes
steeper than 15%.

POs Daily truck movements from harvesting activities are AOs1  Truck movements associated with the use do not | N/A
limited to avoid adverse traffic impacts on the road exceed four (4) return trips per day.
network.

POe Forestry is established, maintained and harvested in a AQs1 Land is not left in a disturbed and exposed N/A

manner that maintains the environmental integrity, condition and  is rehabilitated following harvesting.

catchment values and the ecological values of the site.
Roadside stall

POy The display and sale of agricultural produce does not AO71 Any structure used for the sale of goods or produce N/A
impact negatively upon the amenity, character or safety is limited to 10m? gross floor area.
of rural areas and the safety and efficiency of roads. AO7.2 Access to the structure is via the primary property
access point.
AO73  Produce sold is grown or produced on the land on
which the road side stall is erected.
Building Work (not associated with a Material Change of Use)
POsg Provision is made for on-site vehicle parking to meet the POs: Car parking is provided in accordance with the N/A
demand likely to be generated by the development and Transport, Access and Parking Code.
to avoid on-street parking where that would adversely
impact on the safety or capacity of the road network or
unduly impact on local amenity.
POy Landscaping makes a positive contribution to the site POs1 N/A

No reduction of previously approved landscaping

and the amenity of the surrounding area and existing areas is to occur

landscaping is not diminished.

3 A program of progressive rehabilitation including re-establishing and stabilising drainage flow paths, mulching and spreading forest wastes not used for commercial purposes may be
required.
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PO1o S’Formwater. resulting from roofed areas is collected and POw0.1 Roof water is collected and discharged in N/A
discharged in a manner that does not adversely affect accordance with SC6.2 PSP No. 2 — Engineering
the stability of buildings or the use of adjacent land. Standards — Roads and Drainage Infrastructure.®

POwu Wastewater treatment and disposal is provided that is PO111 N/A

Where within a wastewater area, the development
is connected to the Council’s reticulated
wastewater system in accordance with SC6.3 PSP
No.3 Engineering Standards — Water and
Wastewater Infrastructure.

appropriate for the level of demand generated, protects
public health and avoids environmental harm.

OR

PO11.2 Waste water systems and connections are designed
and constructed in accordance with SC6.3 PSP No.3
Engineering Standards - Water and Wastewater
Infrastructure.

Table 6.6.2:2 — Emerging Community Zone Code — Assessment benchmarks for assessable development

Performance Outcomes Acceptable Outcomes Comments

Master Planning (New communities)

PO1 New communities comply with a master plan AO1.1 A Master Plan is prepared in accordance Complies to the extent relevant for a
for the locality based on detailed site with SC6.4 PSP No. 4 Master Planning. parcel of land only 3.2ha.
investigations which provides a context and The proposal addresses and
ensures development: complies with the sub clauses a) to

g) of POT’
(a) contributes to a logical pattern and
sequence of development and The master plan shows 19 CTS lots
infrastructure; for the accommodation of dwelling
houses thereon and 1 Community
(b) facilitates efficient use of land and Open Space lot.
infrastructure;
The plan shows the locational
(c) complies with the relevant Local Plan context of the proposal between a
where located in a local plan area; Low Impact industrial

4 Amended on 19 August 2016
|
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(d) facilitates integration with existing and
future urban development, having regard to
movement networks, open space networks and
accessibility to community infrastructure;

(e) responds to constraints and natural
values on the site and mitigates any impacts on

of ecological significance ;

(f) provides for a range of lots that enables
a variety and diversity of housing types,
which achieve a dwelling yield of 15
dwellings per hectare net;

(g) establishes movement networks that
support and promote walking, cycling
and public transport.

areas

area to the north and a future
suburban housing area to the south.
In a broader context, the site is
incorporated within the preliminary
approval contained in
MCUI/2018/2226/C.

Uses prior to master planning (Interim development)

PO2

Unless otherwise specified as part of an
approved master plan, the zone primarily
accommodates a limited range of rural
activities and other uses that do not
prejudice the long-term urban development
potential of the land.

A02.1 Unless otherwise specified as part of an approved
master plan, uses which are consistent with the intent of

the

on or

zone include:

(a) animal husbandry;

(b) caretaker’s accommodation;

(c) cropping;

(d) dwelling house;

(e) educational establishment;

(f) emergency services;

(g) home based business;

(h) major electricity infrastructure;

(i) outdoor sport and recreation;

(j) place of worship;

(k) roadside stall if for products from a rural use
adjacent to the site; and

(I) substation.

N/A
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AO2.2 Unless otherwise specified as part of an approved
master plan, uses which are inconsistent with the intent
of the zone include:

(a) accommodation activities (other than dwelling

houses);

(b) business activities;

(c) entertainment activities;

(d) industry activities; and

(e) rural activities (other than those listed in
AO1.1).

PO3

Development does not limit or preclude the
long term use of the site or nearby land for
urban purposes, having regard to the scale
and nature of the activity and its likely
impacts.

No acceptable outcome is nominated.

Complies

Effects of development (New communities and interim development)

PO4

Development does not unduly impact on the
amenity, character or other values of the
locality, having regard to:

(a) the scale, siting and design of buildings
and structures;

(b) visibility from roads and other public
view points, screening vegetation and
landscaping;

(c) the natural landform and avoidance of
visual scarring; and

(d) noise, odour and other emissions.

No acceptable outcome is nominated.

Complies with the sub clauses of
PO4

PO5

The site layout responds sensitively to onsite

surrounding topography, drainage

patterns, utility services, access, vegetation
and adjoining land uses, such that:

(a) any hazards to people or property are
avoided;

(b) any earthworks are minimised;

(c) the retention of natural drainage lines is

and

No acceptable outcome is nominated.

Complies. Refer to the site layout
plan and the technical reports
attached to the report.
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maximised;

(d) the retention of existing vegetation is
maximised;

(e) damage or disruption to sewer,
stormwater and water infrastructure is
avoided; and

(f) there is adequate buffering, screening
or separation to adjoining development.

PO6

Roads and other infrastructure are of a
sufficient capacity to accommodate the

demands generated by the development.

No acceptable outcome is nominated.

Complies. Refer to traffic report by
Rytenskild Traffic Consultants.
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Toowoomba Regional Planning Scheme 2012(v.28.0) — Part 06 Zones

6.6 Other Zone Category

6.6.4.1 Application
This code applies to assessable development: -

(1) within the Limited Development (Constrained Land) Zone as identified on the zoning maps contained within Schedule 2 (Mapping); and
(2) identified as requiring assessment against the Limited Development (Constrained Land) Zone Code by the tables of assessment in Part 5 (Tables of
assessment).

6.6.4.2 Purpose

(1)

The purpose of the zone is to identify land known to be significantly affected by one or more development constraints (such as past or future
mining activities, flooding, land contamination, defence requirements, historical subdivisions and buffer areas). Such constraints pose
severe restrictions on the ability of the land to be developed for urban purposes.

This zone and code identifies and limits development on land that is unsuitable for further development as a result of:

(a) multiple environmental development constraints (such as slope and soil stability, significant vegetation and bushfire); and
(b)  historic subdivisions which are remote, lack urban services or are otherwise unsuitable for additional development.

The overall outcomes sought for the zone code are as follows:

(a) the limited potential for development is reflected in the limited range and intensity of land uses that can occur;

(b) new uses, buildings/structures and works reflect a low intensity non-urban nature and are provided with an appropriate level of
infrastructure and access;

(c) where development can occur, it is of a low intensity and scale and is compatible with, and responsive to, the environmental and
other development constraints of the land (such as slope and soil stability, significant vegetation and bushfire); and

(d) adverse impacts of land use, both on-site and on adjoining areas, are avoided and any unavoidable impacts are minimised through

location, design, operation and management.

Comments on the Purpose of the Code:
A detailed report prepared by Core Consultants indicates there is minimal hazard from soil movement on the site for dwellings and surrounding land.
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6.6.4.3 Requirements for accepted development and assessment benchmarks for assessable development
Table 6.6.4:1 — Limited Development (Constrained Land) Zone Code — Requirements for accepted development and assessment benchmarks for

assessable development

Performance outcomes

Acceptable outcomes

Comments

General

PO:1 Setbacks are provided to:

(a) avoid potential nuisance to neighbours;

(b) protect residential amenity; and

(c) maintain the local streetscape or landscape
character.

AO11

Non-residential buildings, animal enclosures, storage facilities
and waste disposal areas are setback the following distances
from any:

(a) dwelling on surrounding land in the Limited
Development (Constrained Land) Zone or the Rural Zone
-50m; and

(b) land included in a residential zone or the Rural
Residential zone - 100m.

Setbacks controlled through use of
building envelope

Complies. Dwelling houses will be

not impact negatively upon the amenity,
character or safety of rural areas and the safety
and efficiency of roads.

AO3.>

AO33

to 10m? gross floor area.

Access to the structure is via the primary property access
point.

Produce sold is grown or produced on the land on which the
road side stall is erected.

PO. Development does not adversely impact on the AO21  Building height (other than for silos, windmills and similar -
character of the locality, having regard to the scale structures) does not exceed 2 (two) storeys or 10.5m in limited to 2-storeys only.
and visibility of buildings. height above natural ground level.

Roadside stalls

PO3 The display and sale of agricultural produce does AOsz1 Any structure used for the sale of goods or produce is limited N/A

Building Work (not associated with a Material Change Use)

PO4 Provision is made for on-site vehicle parking

Complies. Each dwelling house will

site and the amenity of the surrounding area and
existing landscaping is not diminished.

occur.

X PO4.1 Car parking is provided in accordance with the Transport,
to meet the demand likely to be generated by Access and Parking Code. have a double garage and room for
the development and to avoid on-street tandem parking for visitors to the
parking where that would adversely impact on site.
the safety or capacity of the road network or
unduly impact on local amenity.
POs Landscaping makes a positive contribution to the AOs1  No reduction of previously approved landscaping areas is to | Complies. Refer to the Preliminary

Landscape Plan for the proposed
development.

2
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Table 6.6.4:2 Limited Development (Constrained Land)
Cropping being forestry

constructed in accordance with SC6.3 PSP No.3 Engineering
Standards - Water and Wastewater Infrastructure.

POs Stormwater resulting from roofed areas is collected AOs.1  Roof water is coIIecte(.:I and_dlscharged in accordance with Refer to Prehmmary_SWMP
and discharged in a manner that does not adversely SC6..2 PSP No. 2 — Engineering Standards — Roads and prepared by AM Civil.
affect the stability of buildings or the use of adjacent Drainage Infrastructure.
land.

PO; Wastewater treatment and disposal is provided that AO7:1  Where within a wastew:?rfer ar'ea, the development is Rfef'er to report prepared by AM
is appropriate for the level of demand generated, f:onnected to tht'e Council’s reticulated Yvastgwater system Civil.
protects public health and avoids environmental in accordance with SC6.3 PSP No.3 Engineering Standards —

h Water and Wastewater Infrastructure.
arm.
OR
AO72  Waste water systems and connections are designed and

Zone Code — Assessment benchmarks for assessable development

of rural activities and other non urban and low
intensity activities.

AO41

Uses which are consistent with the intent of the zone include:

PO Forestry is established, maintained a.nd operated AO11 Use of equipment and machinery and haulage associated N/A
in a manner that protects the amenity of the with forestry is restricted to:
locality. '
(a) Monday to Saturday — 7:00 am -7:00 pm; and
(b) Sunday and Public Holidays — 8:00 am — 7:00 pm.
AO1>  Forestry does not occur on land having slopes steeper than
15%.
PO2 Adversg conse.q.u.ences of road traffic from AO21 Truck movements associated with the use do not exceed four N/A
harvesting activities on  the road network are (4) return trips per day
avoided.
POs !:orestry is establishe.d, maintained :.:\nd harvested AOs3.1 Land is not left in a disturbed and exposed condition and is N/A
in @ manner that maintains the environmental rehabilitated following harvesting
integrity, catchment values and the ecological
values of the site
Uses
PO4 The zone primarily accommodates a limited range The actual zoning of the site is ECZ

and the Scheme Variation in the
table of uses states that any use
application must be considered
under the ECZ provisions.

3




Nexus Urban

AOs.2

animal husbandry;

cropping;

home based business;

major electricity infrastructure;
roadside stalls; and

substation.

Uses which are inconsistent with the intent of the zone
include:

(a

)
)

accommodation activities;

The individual building sites are not
excessively steep, and the geo-tech
report indicates that the site is
stable.

Given that there is an urban use to
the north of the site and future

urban (residential) to the south, it
is moot to have this site limited to

(b) business activities; non-urban uses.
(c) entertainment activities;
(d) industry activities;
(e) rural activities (other than those listed in AOa.1); and
(f) recreation activities.
POs Pevelc?pment is small scale and low No acceptable outcome is nominated. The gros§ densﬁy of the s!te with
intensity. 18 dwelling lots is approximately
1;1800m2. From a residential
viewpoint that is a ‘low intensity’
use.
POs Development is compatible with  the area’s No acceptable outcome is nominated. Complies.
constraints and values.
PO; Development does not unduly impact on the No acceptable outcome is nominated. Complies. The proposed 18

amenity and character of the locality, having regard
to:

(a) the scale, siting and design of buildings and
structures;

(b) visibility from roads and other public view
points, screening vegetation and landscaping;

(c) the natural landform and avoidance of visual
scarring; and

(d) noise, odour and other emissions.

dwelling lots and associated COS
will be consistent with the
character of the area as an urban
part of Toowoomba with Low
Impact Industry located to the
north with a significant buffer and
the future of the ECZ lots to the
south as suburban housing lots
over the next few years. There is
also proposed landscaping areas
located along the southerly
boundaries and within the central
median area of the private split-

4
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level road servicing the proposed
lots.

POs

Development is designed and managed so that it
provides appropriate protection for community
safety and health, and avoids unacceptable risk to
the environment, life and property.

No acceptable outcome is nominated.

This catch-all clause is covered in
the above comments.

PO9

Roads and other infrastructure are of a sufficient
capacity to accommodate the demands generated
by the development.

No acceptable outcome is nominated.

Complies.
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 08 Overlays

8.2 Development constraints overlay codes

8.2.1 Airport Environs Overlay Code

8.2.1.1 Application
This code applies to assessable development: -

(2) subject to the Airport Environs Overlay shown on the overlay maps contained within Schedule 2 (Mapping); and

(2) identified as requiring assessment against the Airport Environs Overlay Code by the tables of assessment in Part 5 (Tables of assessment).

8.2.1.2 Purpose and overall outcomes

(2) The purpose of the Airport Environs Overlay Code is to protect the existing and future operational requirements of the Toowoomba Airport and the Oakey Army
Aviation Centre and to provide for the most appropriate and compatible development of surrounding lands.

(2) The purpose of the code will be achieved through the following overall outcomes:

(a) conflicts between the Toowoomba airport, the Oakey Army Aviation Centre and surrounding uses are avoided;

(b) development does not introduce or intensify uses which are sensitive to noise interference or nuisance unless, where practicable, adequate mitigation measures
are incorporated into the development;

(c) development mitigates impacts to ensure an appropriate level of amenity; and

(d) safe and efficient airport operations are protected.

Comments on the Purpose of the Code:
This proposal really has no impact on the Toowoomba and Wellcamp airports or their surrounds and approaches.

8.2.1.3 Assessment Benchmarks for Assessable Development
Table 8.2.1: 1- Airport Environs Overlay Code — assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
Height of Building and Other Structures
PO1 The height of buildings or pther str.u.ctures AO11 Buildings and other structures in areas adjacent to the Toowoomba Airport do Complies
does not affect the operational efficiency of not penetrate the Airport Obstacle Limitation Surfaces shown on the Airport
the Toowoomba Airport or Oakey Army Environs Overlay maps.
Avia?tiorj Centr(? or creat.e a hazard to the safe AO12 Buildings or other structures (including private forestry plantations) in areas
navigation of aircraft using the airport. adjacent to the Oakey Army Aviation Centre shown on the Airport Environs N/A
Overlay maps do not exceed the following heights: Area A—0m; Area
B—7.5m; AreaC—-15m; Area D —45m; and Area F—90m.
AO13  Any cranes or other equipment used during the construction do not exceed .
the heights set out in AO1.1 or AO1.. Complies

Acoustic Amenity

8.2.1 Airport Environs Overlay Code
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(a) caretaker's accommodation, community
residence, dwelling house, dwelling unit,
multiple dwelling, dual occupancy, child
care centre, retirement facility, tourist
park, educational establishment, hospital,
health care services, rooming
accommodation, relocatable home park,
residential care facility, resort complex or
rural worker’s accommodation on land
situated between the 20 and 25 ANEF
contours;

(b) short term accommodation, club,
community uses, hotel, place of worship
or theatre, on land situated between the
20 and 30 ANEF contours; or

(c) business activities or commercial uses on
land situated between the 20 and 35 ANEF
contours;

incorporates effective noise attenuation
measures which meet Australian Standard
AS2021 - Acoustics - Aircraft Noise Intrusion —

PO Dev.elopment is approprlate_ly located and AO2: Premises are not developed for: Complies
designed to prevent adverse impacts from
aircraft noise in accordance with Australian (a) dwelling house, multiple dwelling, dual occupancy, retirement facility,
Standards AS2021 — Acoustics — Aircraft Noise tourist park, hospital, health care services, relocatable home park,
Intrusion — Building Siting and Construction. community residence, child care centre, educational establishment,
residential care facility, resort complex, rooming accommodation or rural
worker’s accommodation on land within the 25 or higher ANEF contour;
(b) short term accommodation, community use, hotel, place of worship,
rooming accommodation or theatre, on land within the 30 or higher ANEF
contour;
(c) business activities or commercial uses on land within the 35 or higher
ANEF contour.
Lighting and Emission Hazards
PO3 Development for: . . .
No acceptable outcome is nominated Complies

8.2.1 Airport Environs Overlay Code
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Building Siting and Construction and Australian
Standard AS2107 — Acoustics — Recommended
design sound levels and reverberation times for
building interiors.

POs The development of premises does not cause
an obstruction or other potential hazard to
aircraft movement associated with the airports
by way of:

(a) introducing reflective surfaces, very
bright lighting, or lighting similar to
aerodrome lighting, which can
distract or confuse aircraft pilots;

(b) interfering with navigation or
communication facilities; or

(c) emissions that may effect pilot
visibility or aircraft operations.

AOas1 Street lighting and outdoor lighting within the airport dangerous light area
shown on the Airport Environs Overlay maps does not involve:

lighting that shines light above the horizontal;
coloured or flashing lights;
sodium lights; or

flare plumes.

AQs2 Street lighting and outdoor lighting within the airport dangerous light area
shown on the Airport Environs Overlay maps does not involve configurations of
lights in straight parallel lines 500m to 1,000m long.

AOs3  Roofs of buildings within the airport dangerous light area shown on Airport
Environs Overlay maps are of a non-reflective colour or material.

Complies

The roofing design will
ensure non-reflective
surfaces.

Lighting and Emission Hazards

PO, The development of premises does not cause
an obstruction or other potential hazard to
aircraft movement associated with the airports
by way of:

(a) introducing reflective surfaces, very bright
lighting, or lighting similar to aerodrome
lighting, which can distract or confuse
aircraft pilots;

(b) interfering with navigation or
communication facilities; or

(c) emissions that may effect pilot visibility or
aircraft operations.

AO4.1 Street lighting and outdoor lighting within the airport dangerous light area
shown on the Airport Environs Overlay maps does not involve:

(a) lighting that shines light above the horizontal;
(b) coloured or flashing lights;
(c) sodium lights; or
(d) flare plumes.
AQs2 Street lighting and outdoor lighting within the airport dangerous light area

shown on the Airport Environs Overlay maps does not involve configurations of
lights in straight parallel lines 500m to 1,000m long.

AOs3  Roofs of buildings within the airport dangerous light area shown on Airport
Environs Overlay maps are of a non-reflective colour or material.

Complies

Complies

Can be conditioned to
comply.

POs Development and operational activities do not
generate emissions within the airport obstacle
limitation surface shown on the Airport

In partial fulfilment of the performance outcome:
AOs1 Any cleared vegetation is mulched or removed from the site and not burnt on-
site.

Complies —no
vegetation removal

8.2.1 Airport Environs Overlay Code
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Environs Overlay maps that may affect pilot
visibility or aircraft operation by way of:

(a) gas plumes;
(b) particulate emissions (e.g. dust or
smoke); or

AOs2  Any gas plumes do not have peak vertical velocities of more than 4.3m/sec
and/or oxygen content of less than 50% of ambient levels.

contemplated in this
application.

No gas plumes
contemplated in this

an obstruction or other potential hazard to
aircraft movement associated with the
airport by way of attracting wildlife to the
area which could cause or contribute to bird-
strike hazard.

AO7.1 The following uses are not located within the 3km Wildlife Hazard Buffer Zone
shown on the Airport Environs Overlay maps:

(a) animal keeping (being a bird sanctuary or fauna reserve);
(b) aquaculture;
(c) cropping (being fruit cropping or turf farming);

(c) electromagnetic field radiations. application.
Development within the Public Safety Area
POs Development does not introduce or intensify AOes1 Premises within the Public Safety Area are not developed for!: Complies
uses within the public safety area shown on
the Airport Environs Overlay maps which are (a) accommodation activities;
likely to increase risks to public safety. (b) uses that attract large numbers of people (e.g. business, community
or industrial activities involving large numbers of workers or
customers such as shopping centres, child care centres, health care
services, major sport, recreation and entertainment facility, place of
worship or club);
(c) institutional uses (e.g. educational establishment, hospital or
detention facility);
(d) uses involving the manufacture or depot storage of hazardous
materials (e.g. fuel, lubricants and other flammable materials,
chemical, explosives, and poisonous or noxious gases); and
(e) utility installations being transport terminals.
Potential Wildlife Hazards
POy The development of premises does not cause Complies

1 Amended on 18 March 2016

8.2.1 Airport Environs Overlay Code
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AO7.2

AO73

AO7.4

AO7s

(d) intensive animal industries (being a piggery or feedlot);
(e) special industries (being an abattoir or food processing plant); and
(f) commercial fish processing.

The following uses are located within the 3km Wildlife Hazard Buffer Zone
shown on the Airport Environs Overlay maps only where all food/waste
holding areas and receptacles are contained and covered:

(a) animal keeping (being a riding school, the keeping, handling and
racing of horses or stables);

(b) community use (being show grounds);

(c) outdoor sport and recreation (being a drive-in theatre); and

(d) food and drink outlet (being a drive-through facility).

The following uses are located between the 3km and 8km Wildlife Hazard
Buffer Zones shown on the Airport Environs Overlay maps only where all
food/waste holding areas and receptacles are contained and covered:

(a) animal keeping (being a bird sanctuary or fauna reserve);

(b) aquaculture.

(c) cropping (being fruit cropping or turf farming);

(d) intensive animal industries (being a piggery or feedlot);

(e) special industries (being an abattoir or food processing plant); and
() commercial fish processing.

Utility installations (being waste facilities that involve the disposal of
putrescible waste) only establish within the 13km Wildlife Hazard Buffer zone
shown on the Airport Environs Overlay Maps.

Landscaping does not include species that at maturity would intersect the
Airport Obstacle Limitation Surfaces shown on the Airport Environs Overlay
maps.

Complies

Complies

Complies

N/A

Transient Aviation Activities

POs Development does not adversely impact on
the operational airspace of the Toowoomba
Airport or Oakey Army Aviation Centre.

AOs.1

Development that includes activities involving transient intrusions such as
parachuting, hot-air ballooning or hang gliding are not located within the
operational airspace shown on the Airport Environs Overlay maps

N/A

8.2.1 Airport Environs Overlay Code
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 08 Overlays
8.5 Environmental Overlay codes category
8.5.1 Environmental Significance Overlay Code

8.2.1.1 Application
This code applies to assessable development: -

(1) subject to the Environmental Significance Overlay shown on the overlay maps contained within Schedule 2 (Mapping); and
(2) identified as requiring assessment against the Environmental Significance Overlay Code by the tables of assessment in Part 5 (Tables of assessment).
8.5.1.2 Purpose
(1) The purpose of the Environmental Significance Overlay Code is to avoid or minimise the impacts of development on:
(a) the biodiversity values of ecosystems, ecological processes, areas of ecological significance and biodiversity corridors; and
(b) the ecological, hydrological and water quality values of natural waterways and wetlands.
(2) The purpose of the code will be achieved through the following overall outcomes:

(a) impacts on biodiversity values of ecosystems, areas of ecological significance and biodiversity corridors are avoided, or where they cannot  be
avoided impacts are minimised and impacts on biodiversity values are offset consistent with the Queensland Government Environmental Offsets Policy and
other applicable biodiversity/environmental offsets policies;

(b) ecological processes and the ecosystem services provided by areas of ecological significance are maintained;

(c) habitat areas are connected by viable biodiversity corridors;

(d) degraded ecosystems, habitats and corridors are restored;

(e) ecological values and processes of waterways and wetlands are protected;

(f) the hydrological regime of wetlands and waterways is protected and rehabilitated to its natural state; and

(g) water quality is maintained or improved.

Comments on the Purpose of the Code:
A report by Yarramine Environmental provides a short history and description of the current ecological and environmental characteristics of the subject site. In summary,
the proposed development will include significant tree and shrub species as part of the landscaping of buffer areas and road verges.

8.5.1.3 Assessment benchmarks for assessable development

Table 8.5.1:1 Environmental Significance Overlay Code — Assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
Areas of Ecological Significance
PO Vegetation disturbance or other impacts AO11 Impacts are avoided by locating development wholly outside mapped areas of Refer to Yarramine

Environmental report
attached to this report.

on areas of ecological significance shown
on the Environmental Significance
Overlay maps, is avoided or where OR

ecological significance and areas of ecological significance buffer identified on the
Environmental Significance Overlay maps.

8.5.1 Environmental Significance Overlay Code 1



NU Nexus Urban

disturbance cannot be avoided the loss Where impacts on areas of ecological significance shown on the Environmental
or reduction of ecological values is Significance Overlay Maps cannot be avoided, they are minimised by:
minimised. (a) minimising the total footprint within which activities, buildings, structures,

driveways and other works or activities are contained;

(b) avoiding further fragmentation of areas of ecological significance and
strengthening linkages where possible;

(c) utilising areas of lesser importance in terms of biodiversity values so that areas of
higher value are conserved to the greatest extent practicable; and

(d) maintaining areas of ecological significance in patches of greatest possible size
and with the smallest possible edge to area ratio.

Refer to Yarramine
Environmental report
attached to this report.

PO Development optimises biodiversity AO21
outcomes by prioritising the location of
environmental offsets within identified
biodiversity corridors.

Biodiversity offsets designed to counterbalance development impacts on
areas of ecological significance are delivered consistent with the Queensland
Government Environmental Offsets Policy 2008 and other applicable
biodiversity/environmental offset policies.

Refer to Yarramine
Environmental report
attached to this report.

POs Landscaping complements biodiversity No acceptable outcome is nominated.
values by incorporating the following
elements into the landscaping design:

(a) native plants of local origin; or

(b) known food and habitat trees and
shrubs for endemic native fauna
species in the local area; or

(c) replication of adjacent healthy
remnant habitats, including
understorey vegetation; and

(d) no declared noxious plants, weeds or
invasive plants likely to displace native
flora species or degrade fauna habitat.

No acceptable outcome is nominated. Refer to Yarramine
Environmental report
attached to this report.

POs Movement of fauna is facilitated within and
through the site, particularly along
identified biodiversity corridors by:

(a) ensuring that development and
associated activities do not create

8.5.1 Environmental Significance Overlay Code 2
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barriers to the movement of fauna
along and within biodiversity corridors;
(b) directing fauna to locations where
wildlife infrastructure has been
created, to enable wildlife to safely
negotiate a development area; and
(c) separating fauna from potential

hazards.
POs Identified biodiversity corridors on the No acceptable outcome is nominated. Refer to Yarramine
Environmental Significance Overlay maps Environmental report
and their role to potentially connect attached to this report.

areas of ecological significance (through
rehabilitation or enhancement) are not
compromised by development.

Waterways and Wetlands

AOs1  Development is located outside the mapped boundary of a waterway or wetland | Refer to Yarramine
identified on the Environmental Significance Overlay maps. Environmental report
attached to this report.

POs Development is not carried out within a
mapped waterway or wetland identified
on the Environmental Significance Overlay

maps.

POy Development provides a buffer which AO7.1 Development provides a buffer area which is vegetated with native plants Refer to Yarramine
protects the ecological, hydrological and endemic to the area. Environmental report
water quality values of the wetland or the | AO72>  Buildings, structures and works are not carried out within the buffer area attached to this report.
waterway. identified on the Environmental Significance Overlay maps.

POs Development retains the existing AOs1  Existing flows of surface and ground water are not altered through construction Refer to Yarramine
hydrological regime or re-establishes the of channelled flows or the redirection or interruption of flows. Environmental report
previous naturally occurring regime. attached to this report.

8.5.1 Environmental Significance Overlay Code 3
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8.2 Development constraints overlay codes

8.2.2 Bushfire Hazard Overlay Code

8.2.1.1 Application
This code applies to assessable development: -

(1) subject to the Bushfire Hazard Overlay shown on the overlay maps contained within Schedule 2 (Mapping); and

(2) identified as requiring assessment against the Bushfire Hazard Overlay Code by the tables of assessment in Part 5 (Tables of assessment).

8.2.1.2 Purpose and overall outcomes

(1) The purpose of the Bushfire Hazard Overlay Code is to protect the safety of people and property in bushfire risk areas.

(2) The purpose of the code will be achieved through the following overall outcomes:

(a) development does not increase the exposure of people and property to an unacceptable bushfire hazard risk;

(b) development located in a bushfire risk area is designed to mitigate the bushfire risk through siting, design and management measures;

(c) development provides access and evacuation routes for both private and emergency service vehicles which are appropriate to the nature of the
development and the level of bushfire risk;

(d) development for essential community infrastructure can function effectively during and immediately after a bushfire event;

(e) public health and safety and the environment are not put at risk by development involving the manufacture and/or storage of hazardous goods in a bushfire
hazard area;

() the reconfiguration of land appropriately responds to bushfire hazard having regard to the appropriate siting of future development and access for evacuation;
and

(g) development provides access to an adequate water supply for firefighting purposes.

Comments on the Purpose of the Code:
The purpose of this code is to ensure that buildings and development are not established in fire hazardous locations and that appropriate measures are taken to protect
existing assets in these areas. This low-density residential development generally complies with this code.

8.2.2.3 Assessment benchmarks for assessable development

Table 8.2.2:1 Bushfire Hazard Overlay Code - requirements for accepted development and assessment benchmarks for assessable development
Performance outcomes Acceptable outcomes Comments

PO: Development is provided with an Complies

e AO1:! Development within a water supply area involving the creation of a new lot/s or
adequate water supply for firefighting involving proposed and existing buildings with a combined gross floor area greater

purpos.es that is safely located and freely than 50m?, is connected to Council’s reticulated water supply system It will be Refgr to Yarramine
accessible. Environmental report

attached to this report.

" Amended on 27 April 2018
|
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readily available at all time for fire fighting vehicles and a water supply outlet
located within the road reserve is within 40m? of the following:

(a) All of the land; or

(b)  Abuilding envelope designated on each lot; or

(c)  The centre of each lot, excluding access handles (where no building
envelope is designated); and

(d)  All existing and proposed buildings

And
Fire hydrants are designed and installed in accordance with Queensland Fire and
Emergency Services’ Fire Hydrant and Vehicle Access Guidelines, unless otherwise
specified by the relevant water entity

AO1. Development outside a water supply area involving proposed or existing buildings
with a combined gross floor area greater than 50m?, are provided with a
dedicated-on site water storage system that permanently holds a minimum of
10,000 litres (e.g. dam, swimming pool or water tank) for firefighting purposes.

AO1.3 A water tank is provided within 10m of each building (other than a class 10
building) which:

(a) Is either below ground level or of non-flammable construction;

(b) Has a take-off connection at a level that allows the following dedicated, static
water supply to be left available for access by fire fighters:
(i) 10,00 litres for residential buildings;
(ii) For industrial, commercial; and other buildings, a volume specified in
AS2304-2011

(c) Includes shielding of tanks and pumps in accordance with AS2304-2011

(d) Includes a hardstand area allowing medium rigid vehicle (15 tonne fire appliance)
access within 6m of the tank
(e) Is provided with rural fire brigade tank fittings if serviced by a rural fire brigade

(i.e. 50mm ball valve and male camlock coupling and, if underground, an access
hole of 200mm (minimum) to accommodate suction lines); and

(f) Is clearly identified by directional signage at the street frontage

PO Development provides for the safety of AO21 Performance Solution
people and property by avoiding areas of '

High or Medium bushfire risk.

Development is not located on land that is subject to High or Medium bushfire
risk.

. ______________________________________________________________________________________________________________________________|]
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OR

AO22 Where development is located in a High or Medium bushfire risk area (except for
single dwellings on existing lots), it complies with a Bushfire Management Plan for
the premises?.

Refer to Yarramine
Environmental report
attached to this report.

POs Development provides for the safety of
people and property by mitigating the
bushfire risk through the siting of

buildings.

AOz.1 Buildings and structures:

(a) aresited in locations of lowest hazard within the lot; and

(b) achieve setbacks from hazardous vegetation of 1.5 times the predominant
mature canopy tree height or 10 m, whichever is the greater; and

are 10 m from any retained vegetation strips or small areas of vegetation;

and

(c)

(d)
sited

are sited so that elements of the development least susceptible to fire are
closest to the bushfire hazard.

Complies

Refer to Yarramine
Environmental report
attached to this report.

Table 8.2.2:2 — Bushfire Hazard Overlay Code — asse!

ssment benchmarks for assessable development

For all development:

function effectively during and
immediately after bushfire events.

Medium bushfire risk; or

Note for AO, 1: A site-specific bushfire hazard assessment is necessary to demonstrate that although
the proposed development site is within bushfire hazard area, the bushfire hazard is low on
that site.

AO22 The community infrastructure will not involve any new building work other than a

minor extension (<20 m? Gross Floor Area) to an existing building; or

PO: Community infrastructure is only located No acceptable outcome is nominated. N/A
in a bushfire medium and high risk area ]
where the function and role of the | Refér to Yarramine
nfrastructure necessitates its location in Enwronmenta! report
the area and there are no suitable attached to this report.
alternative sites in a low bushfire hazard
area.

PO> Community infrastructure is able to AO21 The community infrastructure is located on land that is not subject to High or N/A

Refer to Yarramine
Environmental report
attached to this report.

2 Where the assessment manager has not previously approved a Bushfire Management Plan (either by condition on a previous development approval or by incorporating it in the
planning scheme or a planning scheme policy), the development proponent will be expected to prepare such a plan to the satisfaction of the assessment manager. See State Planning
Policy 1/03: Mitigating the Adverse Impacts of Flood, Bushfire and Landslide, Appendix 8: Undertaking a Bushfire Management Plan.

8.2.2 BUSHFIRE HAZARD OVERLAY CODE
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AO23 The community infrastructure development is located within a bushfire hazard
area (as identified in the Bushfire Hazard Overlay Maps) but is designed to
function effectively during and immediately after bushfire events.

Note for AO, 3: The development application must include and comply with a comprehensive
Bushfire Management Plan.

Water Supply

POs Development is provided with an
adequate water supply for firefighting
purposes that is safely located and freely

AOs.1 3Development within a water supply area involving the creation of a new lot/s or Complies
involving proposed and existing buildings with a combined gross floor area greater

> than 50m?, is connected to Council’s reticulated water supply system It will be Refo?r to Yarramine
accessible. readily available at all times for fire fighting vehicles and a water supply outlet Enwronmenta! report
located within the road reserve is within 40m? of the following: attached to this report.

(a) All of the land; or

(b) A building envelope designated on each lot; or

(c) The centre of each lot, excluding access handles (where

no building envelope is designated); and

(d) All existing and proposed buildings
And
Fire hydrants are designed and installed in accordance with Queensland Fire and
Emergency Services’ Fire Hydrant and Vehicle Access Guidelines, unless otherwise
specified by the relevant water entity

AOs,* Development outside a water supply area involving proposed or existing buildings
with a combined gross floor area greater than 50m?, are provided with a
dedicated-on site water storage system that permanently holds a minimum of
10,000 litres (e.g. dam, swimming pool or water tank) for firefighting purposes.

AO03.3 A water tank is provided within 10m of each building (other than a class 10
building) which:

(a) Is either below ground level or of non-flammable construction;

(b) Has a take-off connection at a level that allows the following dedicated, static
water supply to be left available for access by fire fighters:

3 Amended on 27 April 2018
4 Amended on 27 April 2018
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(i) 10,00 litres for residential buildings;
(ii) For industrial, commercial; and other buildings, a volume specified in AS2304-2011
(c) Includes shielding of tanks and pumps in accordance with AS2304-2011

(d) Includes a hardstand area allowing medium rigid vehicle (15 tonne fire appliance)
access within 6m of the tank
(e) Is provided with rural fire brigade tank fittings if serviced by a rural fire brigade

(i.e. 50mm ball valve and male camlock coupling and, if underground, an access
hole of 200mm (minimum) to accommodate suction lines); and

(f) Is clearly identified by directional signage at the street frontage

Hazardous Materials

PO4 Public safety and the environment are not | AOs1  Development complies with a Bushfire Management Plan for the premises. N/A
adversely affected by the detrimental
impacts of bushfire on the manufacture or | Note: ‘Hazardous materials in bulk’ is defined in Section 9, Glossary of the SPP Guideline. Where | Refer to Yarramine
storage of hazardous materials in bulk. the assessment manager has not previously approved a Bushfire Management Plan (see Note 1.7 Environmental report

above), the development proponent will be expected to prepare such a plan to the satisfaction of attached to this report.

the assessment manager. See Appendix 8 for more information on bushfire management plans.

Reconfiguring a lot and Material Change of Use

POs Lot design and the siting of buildings AOs1 All development enables buildings and structures to achieve setbacks from Complies
provide safe sites for habitable and non- hazardous vegetation that are:
habitable buildings. (a) sited within the area of lowest hazard within the lot; and Refer to Yarramine
(b) provide for adequate setbacks from hazardous vegetation; and Environmental report
(c) 1.5 times the predominant mature canopy tree height or 10m, whichever is attached to this report.

the greater; and
(d) 10m from any retained vegetation strips or small areas of vegetation; and
(e) sited so that elements of the development least susceptible to fire are sited
closest to the bushfire hazard.

POs For development that will result in AOs.1 The road design is capable of providing access for firefighting and other Complies
multiple buildings or lots, roads and emergency vehicles, in accordance with the standards identified in SC6.2 PSP No. 2
access are designed to mitigate against — Engineering Standards — Roads and Drainage Infrastructure. Refer to Yarramine
bushfire hazard by ensuring adequate AOs.2 The lot layout ensures that all roads are through roads. Environmental report
access for: AOs3 The lot layout does not include long narrow lots, long access ways or rear lots. attached to this report.
(a) firefighting and other emergency AOes4  The road has a maximum gradient of 1in 8 (12.5%).

vehicles; and
(b) the evacuation of people in the event of
an emergency.

. ______________________________________________________________________________________________________________________________|]
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PO; For development that will result in multiple
buildings or lots, fire breaks are provided

AO71 The development incorporates a fire break provided by a perimeter road that: N/A

that: (a) separates the boundary of the lots and the adjacent bushland; Refer to Yarramine

(a) adequately and effectively separate (b) has a minimum clear-ed width of 20m; Environmental report
the development site from surrounding (c) _has a formed road width of 6m; and attached to this report.
vegetation to mitigate against bushfire (d) is constructed to an all-weather standard.
hazard; AO72 The development includes fire breaks which are located as close as possible to the

(b) have sufficient width to enable boundaries of the lot(s) and the adjoining bushfire hazard, and the fire breaks
continuous access for firefighting and have:

other emergency vehicles, residents
and equipment; and
(c) arein secure tenure and are
maintained.

(a) a minimum cleared width of 6m;

(b) a minimum formed width of 4m;

(c) amaximum gradient of 1in 8 (12.5%)

(d) are constructed and maintained to prevent erosion, provide adequate drainage
and provide continuous access for fire fighting vehicles;

(e) provide passing bays and turning areas for fire-fighting appliances; and

(f) are either located on public land, or within an access easement that is granted in
favour of the Toowoomba Regional Council and the Queensland Fire and Rescue
Service.

AO73 Vehicular access is provided along and at each end of the fire break to existing fire
maintenance trails or roads.

AO74  The development includes sufficient cleared breaks of 6m minimum width in
retained bushland within the development (e.g. creek corridors and retained
vegetation) to allow burning of sections and access for bushfire response.

8.2.2 BUSHFIRE HAZARD OVERLAY CODE 6
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 08 Overlays
8.2 Development constraints overlay codes
8.2.4 Landslide Hazard Overlay Code

8.2.4.1 Application
This code applies to assessable development: -

(1) subject to the Landslide Hazard Overlay shown on the overlay maps contained within Schedule 2 (Mapping); and

(2) identified as requiring assessment against the Landslide Hazard Overlay Code by the tables of assessment in Part 5 (Tables of assessment).

8.2.4.2 Purpose and overall outcomes

(1) The purpose of the Landslide Hazard Overlay Code is to ensure that development on sloping or potentially unstable sites does not cause unacceptable

landslide risk to the safety of people, property or infrastructure and does not adversely affect landscape character.

The purpose of the code will be achieved through the following overall outcomes:

Development on steep and/or potentially unstable land is located, designed and constructed to minimise the risk to people and property.

Development is restricted, and inappropriate development does not occur, in areas of high landslide hazard;

Public health and safety and the environment are not put at risk by development involving the manufacture and/or storage of hazardous goods in a
landslide hazard area; and

(d) Development ensures vegetation clearing and filling and excavation does not adversely affect the stability of the land or risk of landslide .

Comments on the Purpose of the Code: A detailed report prepared by Core Consultants indicates there is minimal hazard from soil movement on the dwellings and
surrounding land.

8.2.4.3 Assessment benchmarks for assessable development
Table 8.2.4: 1 Landslide Hazard Overlay Code — requirements for accepted development!

(e]
—_— O — —

Performance outcomes Acceptable outcomes Comments
Land Use
PO: Development maintains the safgty of AO11 Development is carried out in accordance with a geo-technical report, prepared N/A
peoplc'e and property from the risk of by a suitably qualified and experienced registered engineer, that includes:
landslide. a) an assessment of the stability of the site;

(b) an assessment of the impact that the proposed development (including all
proposed buildings, roads, excavation and/or filling, access and drainage works)
would have on the stability of the site and adjacent land; and

(c) requirements (including, where relevant, preferred locations, methods of
construction and management regimes for buildings, foundations, roads,

" Amended on 27 April 2018
|
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AO1.2

(b)
(c)
(d)

excavation and/or filling, storm and wastewater drainage, landscaping and
other works) that are necessary to be incorporated into the development to
reduce the level of risk to life and property (whether on the site or not) to an
acceptable level.

In high risk areas shown on the Landslide Hazard Overlay maps, development
does not:

involve any new building work other than a minor extension <20m? gross floor
area to an existing building;

create any additional lots;

involve vegetation clearing; or

alter stormwater conditions or ground levels beyond the limitations identified
in AO3..

(b)  provide for safe and functional all
weather access.

PO. Public safety and the envi.ronment are AO21 The manufacture and/or storage of dangerous goods does not occur on a site N/A
not adversely affected by the impacts of shown as high risk on the Landslide Hazard Overlay maps.
landslide on hazardous material made or
stored on the subject site.
Siting and design
POs  Thessiting and design of development AOs1 Development avoids cut and fill by using elevated or light-framed construction, | N/A
minimises impacts on the natural or stepped (split level) building forms.
landform and landscape character. AOs32  Any proposed cut and fill does not:
Note:  Figure A illustrates preferred forms of (a) involve a total change of more than 1.5m relative to natural ground
development on steep land. Figure B illustrates level at any point;
features which are inappropriate. (b) occur within 1.5m of any site boundary;
(c) necessitate the construction of retaining walls exceeding 1.2m in height;
and
(d)  exceed 50m3 of cut and/or fill in total.
PO4 :/ehicle access is designed and located AOs1 Development is designed so that vehicular access does not exceed a grade of N/A
o: .
(a) avoid risk of landslip and erosion; Lin4.
and

8.2.4 Landslide Hazard Overlay Code
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Community Infrastructure

POs Community infrastructure is able to AOs 1
function effectively during and
immediately after landslide events. OR

Community infrastructure is not located in a landslide hazard area (as identified N/A

in the Landslide Hazard Overlay Maps).

AOs> The community infrastructure development does not:

(a) result in any new building work other than an addition to an existing building;

(b) involve vegetation clearing; or

(c) alter ground levels or stormwater conditions.

OR

AOs3 The development includes measures that ensure:

(a) the long term stability of the site;

(b) access to the site will not be impeded by a landslide event; and

(c) the community infrastructure will not be adversely affected by landslides
originating on sloping land above the site.

Table 8.2.4:2 — Landslide Hazard Overlay Code — assessment benchmarks for assessable development?

Land Use

PO: Development maintains the safety of AO11  Development is carried out in accordance with a geo-technical report, Refer to geo-tech
people and property from the risk of prepared by a suitably qualified registered engineer, that includes: report by Core
landslide. (a) an assessment of the stability of the site; Consultants.

(b) an assessment of the impact that the proposed development (including all
proposed buildings, roads, excavation and/or filling, access and drainage
works) would have on the stability of the site and adjacent land; and

(c) requirements (including, where relevant, preferred locations, methods of
construction and management regimes for buildings, foundations, roads,
excavation and/or filling, storm and wastewater drainage, landscaping and
other works) that are necessary to be incorporated into the development to
reduce the level of risk to life and property (whether on the site or not) to an
acceptable level.

AO12  In high risk areas shown on the Landslide Hazard Overlay maps, development
does not: The subject land is
zoned ECZ and is not

2 Amended on 27 April 2018
|
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(a) involve any new building work other than a minor extension <20m? gross floor | shown in a Planning
area to an existing building; Scheme overlay map

(b) create any additional lots; as “Landslide Hazard”.

(c) involve vegetation clearing; or

(d) alter stormwater conditions or ground levels beyond the limitations identified
in AO3.2.

PO Public safety and the environment are AO21  The manufacture and/or storage of dangerous goods does not occur on a site | N/A
not adversely affected by the impacts of shown as high risk on the Landslide Hazard Overlay maps.

landslide on hazardous material made or
stored on the subject site.
Siting and design

POs Th.e'sit.ing a.\nd design of development In partial compliance of the performance outcome:
minimises impacts on the natural AOs31 Development avoids cut and fill by using elevated or light-framed construction,
landform and landscape character. or stepped (split level) building forms.

. . AOs32 Development involves cut and fill which does not:

Note:  Figure A illustrates preferred forms of (a) involve a total change of more than 1.5m relative to natural ground level at any
development on steep land. Figure B point;
I:IIustrates.features which are (b) occur within 1.5m of any site boundary;
Inappropriate. (c) necessitate the construction of retaining walls exceeding 1.2m in height; and

The proposed building
pads are on slopes
controlled by retaining
walls less than a metre
in height and the
slopes immediately
around the pad are
not exceeding 10%.

(d) exceed 50m3 of cut and/or fill in total.
PO4 The development includes measures No acceptable outcome is nominated. Refer to geo-tech
that ensure: report by Core
(a) the long term stability of the Consultants.
development site;
(b) access to the site is not
restricted during a landslide event;
(c) the need for significant
earthworks is avoided;
(d) landslide hazards are avoided;
and
(e) the risk of erosion is avoided.
POs Vehicle access is designed and located AOs1  Development is designed so that vehicular access does not exceed a grade of Complies
to: lin4.
(a) avoid risk of landslip and
erosion; and
|
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(b) provide for safe and functional
all weather access.

PO¢ Vegetation clearing is avoided and No acceptable outcome is nominated. Complies. Extensive
where practicable, revegetation is planting is proposed
undertaken to strengthen landslide risk across the site as
areas. shown on the

Preliminary Landscape
drawings prepared by
Supernatural
Landscapes.

Community Infrastructure

POy Community infrastructure is able to AO71 Community infrastructure is not located in a landslide hazard area (as identified | Complies
function effectively during and in the Landslide Hazard Overlay Maps).
immediately after landslide events. OR

AO72 The community infrastructure development does not: N/A
(a) resultin any new building work other than an addition to an existing
building;
(b) involve vegetation clearing; or
(c) alter ground levels or stormwater conditions.
OR
AO73 The development includes measures that ensure:
(a) thelong term stability of the site; Complies. Refer to
(b) access to the site will not be impeded by a landslide event; and geo-tech report by
(c) the community infrastructure will not be adversely affected by landslides Core Consultants.
originating on sloping land above the site.

|
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Figure 8.2.4:1 — Preferred Form of Development
g € pme Figure 8.2.4:2 — Inappropriate Form of Development

|
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 09 Development Codes

9.4 Other development codes

9.4.2 Environmental Standards Code

9.4.2.1 Application
(1) This code applies to assessable development identified as requiring assessment against the Environmental Standards Code by the categories of development and
assessment tables in Part 5 — Tables of Assessment

9.4.2.2 Purpose

(1)  The purpose of the Environmental Standards Code is to appropriately manage the environmental impacts of development in relation to outdoor
lighting, odour, noise, dust, waste management and general air emissions.

(2)  The purpose of the code will be achieved through the following overall outcomes:

(a) potential environmental impacts are identified and measures put in place to ensure that those impacts are appropriately managed; and
(b) potential environmental impacts are mitigated to maintain the health and amenity of accommodation activities and other sensitive land uses.

Comments on the Purpose of the Code:
This purpose statement aims at ensuring that developments satisfactorily handle environmental impacts that might arise from the proposed residential development.
The proposal complies with the purpose and intent statements. REFER TO REPORT BY YARRAMINE ENVIRONMENTAL FOR MORE DETAILED ANALYSIS.

9.4.2.3 Assessment benchmarks for assessable development
Table 9.4.2:1 Environmental Standards Code — Assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
Outdoor Lighting
PO Development does. not unaccgptably AO11 No outdoor lighting is proposed as part of the development. Complies
reduce the amenity and environmental OR
quality of environs, especially of any AO12 Technical parameters, design, installation, operation and maintenance of outdoor

nearby residential premises or public

- ) lighting comply with the requirements of Australian Standard ‘AS4282-1997
spaces as a result of light spill.

control of the obtrusive effects of outdoor lighting’.

AO13 For sporting fields and sporting courts the technical parameters, design,
installation, operation and maintenance comply with the requirements of
Australian Standard AS4282-1997 — Control of the obtrusive Effects of Outdoor
Lighting and a compliance statement by a lighting designer has been provided in
accordance with the Australian Standard (Section 4).

AO14 Where light spillage outside of the property boundary is likely to result in levels

_________________________________________________________________________________________________________________________________|
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above those mentioned in AO1.3 the applicant has provided a lighting proposal and
impact assessment (environmental and amenity) as part of the application which
has demonstrated that the lighting will not create nuisance issues for surrounding
sensitive receptors.

AOuws For private sporting courts the lighting system:

(a) is baffled or shielded to ensure that a light source is not directly visible
from a Habitable Room window of an adjoining Dwelling; and
(b) the luminaire does not exceed a height of 8m above the court surface.

AO1s The alignment of streets, driveways and servicing areas avoid vehicle headlight
Impacts on adjacent residential dwellings.

PO Outdoor lighting (excluding street lighting, AO21 N/A

> > A=A Outdoor lighting situated in excess of 4m above ground level is provided in
normal residential lighting and low level accordance with Australian Standard AS1158.1.1:2005 — Road Lighting — Vehicular

security lighting) situated in e.xcess O_f 4m Traffic (Category V) Lighting — Performance and Installation Design Requirements.
above ground level does not jeopardise

the safety or well-being of any pedestrian,
cyclist or motorist. Light emissions do not
reduce the ability of transport system
users to see essential details of the route
ahead, including signalling systems and
signage.

PO3 Outdoor Lighting does not cause AOs1 N/A
unreasonable disturbance or cause '
detrimental impacts to any significant

natural environment.

The vertical illumination emanating from the outdoor lighting does not exceed one
(1) Ix on land within the Environmental Significance Overlay.

PO4 Proposed sensitive land uses adjoining AOa1 N/A
existing lawful non-residential uses with
significant lighting for community
purposes, security or safety reasons are
designed to proactively address possible

obtrusive light nuisance.

Proposed sensitive land uses adjoining existing lawful non-residential uses with
significant lighting for community purposes, security or safety reasons are
designed in a manner to mitigate any light nuisance impacts from the existing
lawful use by establishing:

(a) shielding or louvers on windows facing the light source;

(b) orientating buildings and bedrooms so that external lighting does not impact on
residents during night time hours; and

(c) utilising earth embankments, landscaping or other physical measures to
shield existing light sources.

Odour

_________________________________________________________________________________________________________________________________|
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POs Lot reconfigurations for residential or AO61 Complies.
other environmentally sensitive land uses
do not encroach upon existing or

approved uses that may detrimentally AO6.
impact upon the amenity of hose

proposed uses in terms of odour

Lots for residential or other environmentally sensitive land uses are not located
within the distances from specific uses outlined in Table 9.4.2:2 at the end of this
code.

Where lots for residential or other environmentally sensitive land uses are located
within the distances from specific existing uses outlined in Table 9.4.2:2, an Odour
Assessment Report has been provided to demonstrate that the development will

nuisance. achieve the following thresholds therefore minimising odour nuisance.
Existing Odour Level at Sensitive

Use/Activity Receiving Environment.
20U/m3 3-minute
average, 99.5th
percentile.

All Activities
40U/m?3 3-minute
average, 99.9th
percentile.
PO, Putrescibles waste generated as a result AO71  The development ensures that all putrescibles waste will be stored in a manner N/A

that prevents odour nuisance and fly breeding and will be disposed of at

of the development does not cause odour ) )
intervals not exceeding seven (7) days.

nuisance issues for adjoining land uses.

Noise

POs  The generation of noise from the AOsg1 The development will achieve the following noise levels (when measured at the N/A

premises does not cause Environmental nearest sensitive receiver):
Harm or Nuisance to adjoining properties

. L (a) Background (Lso) + 5dB(A) for variable noise between the hours of 7:00 am to
or other noise sensitive land uses.

10:00 pm (measured at the facade of the sensitive land use);

Devel t:
(a) Developmen (b) Background (Lso) + 3dB(A) for variable noise between the hours of 10:00 pm

(i) islocated in an appropriate and 7:00 am (measured within bedrooms assuming open windows);

ZOone;
(c) Background (Lso) for continuous noise sources (measured at the facade of the

sensitive land use between 7:00 am and 10:00 pm and within bedrooms
assuming open windows from 10:00 pm — 7:00 am); and

(ii) proposes best practice design
and construction materials (in

relation to noise attenuation);
and (d) maximum limit LAmax 45dB(A) inside dwellings; and

(iii) proposes operational practices The development will achieve the Acoustic Quality Objectives listed within the

_________________________________________________________________________________________________________________________________|
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that will minimise noise

Environmental Protection (Noise) Policy 2008.

nuisance for adjoining sensitive HOWEVER N/A
land uses. ] ) o
AOs2  Where a development is unable to meet noise levels specified in AOsg.1an
acoustic assessment has been undertaken by a suitably qualified and skilled
person which demonstrates that the development will not result in
environmental nuisance at any existing or likely future residential premises
(within a 10 year planning horizon).
POs Devellopment (o'Fher than I|ce.nsed AOs.1 Where development (other than licensed premises operating under a Liquor N/A
p_rem|§es operatmlg under a. qul.ll10r ‘ Licensing Approval) proposes the use of amplified sound equipment, existing
Llcer;.sfl_ng Approval) proposnr?gt e.use 0 background octave band centre frequencies have been assessed and the
amplified sound equmen.t is designed, development proposes the following maximum sound pressure criterion:
constructed and operated in a manner
that is sensitive to the impacts of high and Frequency - Hz - "A" Weighted
low frequency noise on adjoining sensitive
= & 1818 ¥ x | x
land uses. o o ¥ 8 8 = & «
©
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POw Propgs?d sen5|jc|v.e land uses in close AO101 The development is designed to achieve the internal noise criterion (Acoustic N/A
Proxwmty t.o e.x.lstlng Ia\./vful Ia.nd.uses Quality Objectives) for the particular use as specified within the Environmental
involving significant noise emissions such Protection (Noise) Policy 2008
as entert.alnmer.\t venues, child care AO10.2 Where the proposed sensitive land use is not listed in the Environmental
centres, |r.1dustr|al. zones or ot.her Protection (Noise) Policy 2008, the development is designed and constructed to N/A
commeruaclj premlses are :awgn:’d and meet the internal sound level design criterion contained in Australian Standard
constrL.Jcte |n.a manner that achieves AS2107:2000 Acoustics — Recommended design sound levels and reverberation
acoustic amenity for the users of the times for building interiors
development. . o L )
AO103 Where the sensitive land use is within or adjoining entertainment venues N/A
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utilising amplified music the applicant has undertaken an acoustic assessment
of existing background octave levels and designed the sensitive land use
component to mitigate the impacts of low frequency noise (particularly between
31.5Hz and 125Hz).

POw Propo§ed sensitive Iand'uses adjoining Where development involves a sensitive land use adjoining a Council controlled arterial
Council controlled arterial roads (other road (other than designated ‘Transport Noise Corridors’:
than designated ‘Transport Noise
Forridors’) are designe_ad and cons.tructed AO111 The development is designed and constructed in a manner that achieves the
in a manner that provides acoustic internal noise Acoustic Quality Objectives listed within the Environmental N/A
amenity for users/residents of the Protection (Noise) Policy 2008.
development. N/A

AO112 The siting of buildings and selection of construction materials complies with the
specifications of Australian Standard AS3671-1989 Acoustics — Road traffic noise
intrusion — Building siting and construction.

PO12 Proposed sensitive land uses adjoining AO121 Proposed sensitive land uses adjoining ‘Transport Noise Corridors’ as designated | N/A
Transport Noise Corridors’ as designated by State or Local Government comply with the Queensland Development Code
by State or Local Government are Mandatory Part (MP) 4.4 ‘Buildings in a Transport Noise Corridor’ for all
designed and constructed in a manner habitable rooms adjoining the corridor.
that provides acoustic amenity for
users/residents of the development.

PO1s Air conditioning units, refrigera.tion units AO131 Plant of this nature is not elevated, is acoustically shielded (if necessary) and will N/A
and any other form of mechanical not be audible at adjoining sensitive receivers. N/A
ventilation or extraction systems do not ) ) )
adversely impact on the acoustic amenity AO13.2 Roof-tgp mounted plant a.nd equ.ment |s.Iocated awaY from syr.roundmg.
of surrounding sensitive land uses. sensitive land uses and is acoustically shielded to achieve a nil increase in

background noise levels (Loo) at the nearest sensitive receiver.

PO14 The construction phase of the AO14.1 Building work (including excavation and filling) is only conducted between the Complies.
development does not causzf’:\dverse hours of 6:30 am and 6:30 pm Monday to Saturday (excluding public holidays).
::2:?:22225:2.” surrotnding AOwu2  Where building work is proposed outside of the acceptable timeframe of N/A

6:30 am to 6:30 pm (Monday — Saturday) the applicant has supplied a
‘construction management plan’ which adequately addresses noise mitigation
measures.

PO1s Private sporting courts do not create AOz1s.1 Private sporting courts are not used between 10:00 pm and 7:00 am. N/A
acoustic amenity issues for surrounding . . . . . .
sensitive receivers. AO1s2  Mechanical equipment such as ball throwing machines which create audible

noise at the nearest sensitive receiver is not used between 7:00 pm and

_________________________________________________________________________________________________________________________________|
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7:00 am.

PO Vibration from the development does not AO16.1 The development does not result in vibration impacts outside of the development
affect the amenity of surrounding site. N/A
sensitive land uses or cause . ) . ) . N/A
environmental harm or nuisance. AO1s2  Where vibration may impact on surrounding sensitive land uses, the proponent

has provided a vibration impact assessment or alternatively included vibration
within an environmental impact report for the site which demonstrates that the
level of vibration will not cause adverse amenity impacts or cause environmental
harm or nuisance at any sensitive land use surrounding the development.

PO The construction phase ofthg AO17.1 Off-site release of dust particles will be strictly managed to ensure that dust ) )
development prevents or mitigates (to an emissions do not travel beyond the property boundary and environmental Complles.. During
acceptable level) the release of dust nuisance does not occur. construction stage.
particles which have potential to cause
enviro.nmenta'l nuis:?mce t(_) adjoini.n'g AO17.2 Areas of exposed fill, excavation and unsealed accesses on the site are watered Complies.
senslltlve receivers (including sen5|t'|ve regularly (particularly during periods of high or constant wind) to reduce dust
receivers along haulage routes during generation.
excavation and filling operations).

AO173 Areas of fill and excavation are graded, compacted and planted and/or mulched )
immediately after the dumping operation is complete. Complies.

AO17.4 Stockpiles of aggregate, sand or other materials brought onto the site are sprayed .
with water (or treated with an alternative method) to minimise dust nuisance. The Complies.
frequency of water spraying is increased during hot, dry periods or where wind
conditions are such that a dust nuisance is likely to occur. Stockpiles are located
away from adjoining sensitive land uses.

Note: Where excavation and filling exceeds 1,000 cubic metres the development has
submitted a ‘construction management plan’ which adequately addresses dust
mitigation measures. Measures must include strategies such as progressive
rehabilitation and complaints processes.

PO1s Haulage activities associated with AO1s1 Haulage routes are selected on the basis of using the most suitable road surface | N/A

excavation and filling are managed to
prevent environmental nuisance issues.

to prevent dust generation and minimising the number of dwellings or other
sensitive land uses affected by potential dust nuisance.

! ‘Sensitive land uses’ are defined in the Planning Regulation 2017.

9.4.2 ENVIRONMENTAL STANDARDS CODE
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PO19 Water used for dust suppression activities | AO19.1  Water approved as a method for controlling dust emissions must not be used in | Complies
does not itself create environmental a manner that enables contaminated water to enter any stormwater system or
harm. natural drainage corridor outside of the site boundaries.
PO20 The ongoing operation of the AO20.1 Areas within the site that are frequently used for vehicular purposes are
deyelopment Slj[e' d.oes not create dust imperviously sealed. N/A
nuisance for adjoining landholders. AO20.2 Industry-specific activities undertaken on site that create dust are performed in an
enclosed shed or other structure with suitable dust extraction and filtration N/A
systems.

AO20:3 Grain facilities are equipped with semi enclosed grain receival hoppers fitted with
dust extraction and filtration systems. All conveyor belts and bulk grain processing N/A
equipment are enclosed to prevent dust emission. Bunker storage without dust
extraction is only permitted whereby the release of dust will not impact on
surrounding sensitive receivers.

AO204 All development likely to generate any significant amount of dust must have an N/A
adequate water supply available at all times in order to undertake proactive dust
reduction measures e.g. watering of access roads.

AO205 Development that is likely to create ongoing significant dust issues has N/A

submitted a ‘site based management plan’ which adequately addresses dust
mitigation measures.
PO21 Proposed sensitive land uses are AO211  Sensitive land uses achieve the separation distances from the nominated uses N/A
adequately separated from existing lawful specified in Table 9.4.2:2.
land uses likely to generate dust
emissions such as landfill sites, quarries,
cropping land, motor sport facilities and
other similar dust generating activities.
PO2. Development does not result in dust fall AO2.1 Dust fall averaged over an annual period does not exceed 133mg/m?/day when N/A
quantities that are likely to impact on the measured at the nearest sensitive receiver.
health of surrounding sensitive receivers.
General Emissions
PO2s Air emissions res%"t‘“g from development AO2.1 The development does not result in air emissions that exceed any of the N/A
d.o not'cause eth|ronmentaI'harm acceptable levels specified within the Environmental Protection (Air) Policy 2008.
(including environmental nuisance). AO232 Where a type of air emission is not listed within the Environmental Protection (Air)
Policy 2008 the proponent can demonstrate that the level of emission is in
compliance with Australian ambient air quality standards; or N/A

_________________________________________________________________________________________________________________________________|
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If Australian standards do not exist, an ambient air quality standard from another
country or organisation may be used with appropriate justification.

AO233 Where a development is proposing to generate and release air emissions in
excess of current air quality emission standards the proponent will provide an
‘air quality impact assessment’ which adequately addresses the impact of the
release and provides justification as to why the industry cannot mitigate the
levels further. N/A
PO24 Child Care Centres are well located to AO221  Maximum concentrations of air pollutants do not exceed those recommended N/A
avoid any harmful impacts from air by the National Health and Medical Research Council.
pollution.
PO2s Proposed sensitive land uses are AO2s1  Sensitive land uses in relation to air emissions are not located within the N/A
adequately separated from existing lawful separation distances specified in Table 9.4.2:2.
land uses that produce air emissions.
PO2s Electromagnetic radiation levels from AO26.1 Emission levels from equipment and infrastructure comply with the relevant N/A
telecommunications and other facilities industry standards as demonstrated through an approved written statement or
do not pose health risks to the certification provided by the carrier to council i.e. Electromagnetic Energy
community. report.
PO Air emis§ion vents or stacks are sited ) AO27.1 Car park exhaust stacks are located away from adjoining sensitive receivers. N/A
appropriately to ensure that surrounding AO27.2 Emissions are discharged vertically and have an exit velocity of at least N/A
land uses are not exposed to 10m/second. N/A
concentrated levels of air contaminants. AO27.3 Spray booth exhaust stacks are at least 8m in height or 4m higher than the
adjoining ridgeline of a neighbouring building (if the building is within 40m of the
emission point), whichever is the greater. N/A
AO274 Tank venting for hydrocarbon fuel storage and LP Gas is located in accordance
with AS1940-2004 The Storage and handling of flammable and combustible
liquids (for hydrocarbons) and AS1596:2008 The Storage and Handling of LP Gas.
Waste Management
PO2s The development (excluding high rise AO2s.1 For commercial premises and industry activities(other than those premises
buildings in excess of three (3) stories) is N/A

designed to ensure that waste storage
and collection can be undertaken in a
manner that complies with Council’s
Technical Guidelines for New
Developments Waste Storage and

utilising Council’s wheelie bin waste collection program):

(a) general waste and recycling containers are located within the curtilage of the
property in an area that enables the waste collection truck to pick up the
containers while entering and leaving the premises in a forward gear;

(b) a container storage area is dedicated that is large enough to cater for the

9.4.2 ENVIRONMENTAL STANDARDS CODE
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Collection Requirements.? expected volume of general waste and recycling;

(c) storage areas are screened either behind a building or using screening
materials or landscaping to a minimum height of 1.5m;

(d) where bulk bins (or alternative combined waste and recycling containers
exceeding 2 cubic metres) are proposed the bin storage area is roofed and
bunded, contains an impervious surface, is in close proximity to a hose cock
and is graded and drained to either a wastewater system connection
(requiring a trade waste approval) where sewer is available or in sewered
areas, storage areas are drained to an area of significant landscaping, waste
water treatment device or water quality improvement system e.g.
Bioretention;

(e) where bulk bins (or alternative combined waste and recycling containers
exceeding 2 cubic metres) are proposed the bin storage area is designed to
enable bins to be washed out within the storage area and drained to a sewer
system (requiring trade waste approval) within sewered areas or area of
significant landscaping, water treatment device or water quality
improvement system e.g. Bioretention in non-sewered areas; and

(f) bin storage areas do not pose amenity issues for surrounding sensitive
receivers, including odour during storage periods or noise issues resulting

. N/A
from collection programs. /

AOz2s2 For a Multiple Dwelling of three (3) — six (6) units the development satisfies one of
the following criteria:

(a) a minimum road frontage is available within the immediate road reserve
adjoining the development in order to place the required number of waste
and recycling containers out for collection (2 x 240L wheelie bins per
tenement) when calculated at 1m/bin e.g. a development requiring eight (8)
bins must have at least 8m of useable road reserve (in terms of bin collection,
excluding a 1m clearance around power poles and any area below a street
trees canopy where bins cannot be collected);

OR

2 Amended 27 April 2018
|
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(b) the complex includes a communal bin storage area, whereby the body
corporate will implement internal procedures requiring residents to
progressively fill bins and only place full bins out for collection; and

(c) each tenement has an approved bin storage area that will not create amenity
issues for surrounding sensitive land uses; and

(d) bin storage areas are screened behind buildings for amenity purposes; and

(e) storage areas are not within dwellings (including garages) and it is not
necessary to take the bins through dwellings (including garages) for collection
purposes; and

(f) ahose cock is located in close proximity to the storage location to enable bins
to be cleaned; and

(g) where arear storage area is not possible bins are stored in a minimum 1.5m
high screened area in the front of the dwelling(s);

OR

(h) screened communal storage areas (to a minimum height of 1.5m) are
proposed which contain an impervious floor, hose cock and grading/drainage N/A
towards a grassed area or other porous surface.

AO2s3 For a Multiple Dwelling above six (6) units the development satisfies one of the
following criteria:

(a) The development incorporates ‘internal collection’ of either bulk bins or
wheelie bins (in accordance with the waste management guideline that
accompanies the environmental standard);

OR

(b) Communal bin storage areas contain a roof, bunding and bin ‘washing’
provisions in the form of either a sewer connection (requiring trade waste
approval) or where no sewer is available a connection to a waste water
treatment device, drain to an area of significant landscaping or drain to a
water quality improvement device e.g. Bioretention system is acceptable;

OR N/A

_________________________________________________________________________________________________________________________________|
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(c) Where ‘internal collection’ is proposed the internal design complies with the
waste management guideline that accompanies this environmental standard
and a certification from a registered RPEQ has been provided to demonstrate
that manoeuvrability is acceptable for an appropriately sized refuse vehicle.

AO284 Commercial premises utilising Council’s wheelie bin waste collection service to
dispose of commercial waste:

(a) utilise a maximum of four (4) wheelie bins i.e. less than 1 cubic metre;

(b) store bins within the curtilage of the property in a designated area in close
proximity to a hose cock, whereby any adjoining sensitive land uses will not
experience amenity issues i.e. odour;

(c) store bins on an impervious surface;
(d) place bins on the road reserve for a maximum period of 24 hours during
collection programs; and

(e) store binsin an area that is screened from public view either in a building,
behind a building or within a purpose built screened storage area within a
1.5m minimum height.

POz Development for a Community Residence, | AO29.1  For development involving a Community Residence, Residential Care Facility or N/A
Residential Care Facility or Retirement Retirement Facility, bin storage areas are located within reasonable proximity to
Facility utilising communal bin storage all units, in accordance with Council’s Environmental Guideline.
areas ensure that residents have
reasonable access to waste containers,
where the development is for aged care
purposes.

PO30 High rise (in excess of three (3) storeys) N/A
residential developments and joint

commercial and residential developments

AO30.1 The applicant has provided a waste management plan that as a minimum has
addressed the following issues:

are designed to enable best practice (a) likely waste quantity and waste type to be generated on site on a weekly
waste management principles to be basis;
applied. (b) likely recycling quantities to be generated on a weekly basis;

(c) waste container and recycling container (type and volume) requirements for
the residential component (based on 240L of general waste and 240L of
recycling per unit) and the commercial component (if applicable);

_________________________________________________________________________________________________________________________________|
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(d) waste storage area locations;
(e) dual waste chutes for general waste and recycling;

(f)  bin room specifications and hygiene practices for waste handling areas,
chutes, waste containers and other applicable equipment;

(g) collection arrangements and manoeuvring diagrams (including overhead
clearances);

(h) waste minimisation practices;
(i) use of compactors;

(j) animpact assessment of waste management practices on any surrounding
sensitive land uses;

(k) air extraction fans, refrigeration or associated devices for refuse storage
areas to prevent odour, particularly where putrescibles are stored; and

(I) clinical and related waste storage and collection issues (if applicable).

POs: Demolition and building activities actively | AOs11  The development will be carried out in accordance with the waste management | N/A

involve waste minimisation and waste hierarchy outlined in the Technical Guideline for New Developments Waste
voidance principles including the Storage and Collection Requirements?® and the applicant has nominated the
promotion of recycling and re-use. guantity and type of materials that will be disposed of to landfill.

PO32 Development that involves the generation Where involving development that involves the generation of ‘clinical and related waste’

of f.cll.n.lcal a:dhrelatehd Yvalste ?S lpgr the as per the definition of the Technical Guideline for New Developments Waste Storage
definition of the Technical Guideline for and Collection Requirements:

New Developments Waste Storage and
Collection Requirements* is designed to
adequately cater for legislative storage
and collection requirements.

AOs21 The storage of ‘clinical and related waste’ is in accordance with the Technical
Guideline for New Developments Waste Storage and Collection Requirements®
with storage locations being demonstrated on submitted site/floor plans.

AO322 The development has proposed a method of disposing of 'clinical and related N/A
waste' and has demonstrated that an applicable waste collection vehicle is able

3 Amended on 27 April 2018
4 Amended on 27 April 2018
5> Amended on 27 April 2018

6 Amended on 27 April 2018
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to manoeuvre on site, while entering and leaving the premises in a forward gear.

N/A

Complies. Refer to AM
Civil engineering

POs3 Residential development involving

AOs31 The development is designed and certified by a RPEQ and complies with the
‘internal collection’ of either bulk bins or

requirements outlined in Council’s Technical Guidelines for Waste Storage and

wheelie bins is desngnec-j to a standard Collection Requirements for New Developments, including: report.
that enables heavy vehicle access and
manoeuvring whilst providing safety to (a) appropriate manoeuvring is adequate with vehicles being able to enter and
residents and the protection of exit the property in a forward gear;
infrastructure. (b) overhead clearance is adequate for the applicable refuse vehicle;
(c) road surface is appropriate for a HRV;
(d) side clearance is appropriate for wheelie bin collection;
(e) collection areas are appropriate for either bulk bins or wheelie bins;
(f)  minimum road width of 5.5m; and
(g) internal road networks enable the refuse vehicle to traverse the site without
resident safety being jeopardised.
PO34 Development involving refuse storage and N/A

| " AOs34.1 The applicant will utilise the following control measures:
collection external to Council’s waste

contract utilise waste containers and
hygiene practices that prevent odour

(a) putrescibles waste will be removed from the property at intervals not
exceeding seven (7) days (putrescibles will be refrigerated where possible and

issues and remove harbourage appropriate);

opportunities for vermin and mosquitoes. (b) tight fitting lid assemblies will be utilised on all waste containers to prevent
the pooling of rainwater, thus minimising mosquito breeding opportunities;
and

(c) bins will be secured to ensure that vermin and pest animals do not have
access to a potential food source; and
(d) bins will be cleaned on an ‘as needed’ basis if odour is identified as an issue.

Table 9.4.2:2 Separation Distances to Residential and Environmentally Sensitive Land Uses

_________________________________________________________________________________________________________________________________|
9.4.2 ENVIRONMENTAL STANDARDS CODE 13



NU Nexus Urban

Existing Use/Activity

Separation Distance

Cropping Land

Minimum 40m vegetated buffer requirement taken from cropping land property boundary.

Landfill

Minimum 1.5km taken from the property boundary of the landfill site.

Transfer Station

Minimum 300m taken from the property boundary of the transfer station site.

Sewerage Works

Minimum 1km taken from the property boundary of the sewerage works.

Poultry Farms

Minimum 1km taken from the closest outside boundary of the shed/conglomeration of sheds (at a 10 year planning horizon).

Extractive Industry

Minimum 1km taken from the outside extremity of the resource boundary (at a 20 year planning horizon).

Piggery

Minimum 1.5km taken from the closest outside boundary of the shed/conglomeration of sheds (at a 10 year planning horizon).

Feedlots

Minimum 1.5km taken from the outside extremity of the closest animal holding yard (at a 10 year planning horizon).

Cattle Dips and Yards

Minimum 200m from the outside extremity of the closest part of the yard or dip (at a 10 year planning horizon).

Kennels

Minimum 1.5km from the nearest outside boundary of the animal holding facility (at a 10 year planning horizon).

Abattoirs

Minimum 500m from the nearest part of the built facility or effluent disposal area.

Dairy Bails and Yards

Minimum 300m from nearest part of the facility (at a 10 year planning horizon).

Motor Sport Facilities

Minimum 1km taken from the nearest part of the facility where vehicles will be utilised for sporting purposes.

Stock Saleyards

Minimum 500m from the nearest part of the facility used for holding animals.

Forestry

Minimum 200m from the nearest part of the plantation designated for commercial harvesting purposes (at a 10 year planning
horizon).

NOTE: Buffer may extend beyond Toowoomba Regional Council Local Government boundaries.

_________________________________________________________________________________________________________________________________|
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 09 Development Codes
9.4 Other development codes
9.4.5 Reconfiguring a Lot Code

9.4.5.1 Application

(1) This code applies to assessable development identified as requiring assessment against the Reconfiguring a Lot Code by the categories of development and
assessment tables in Part 5 — Tables of Assessment

9.4.5.2 Purpose

(1) The purpose of the Reconfiguring a Lot Code is to:
(a) provide for good neighbourhood design, consistent with the character and environmental values of the overlay, zone and precinct, and local plan area in which the land
is located ;
(b) ensure the creation of a sense of place and distinctive identity;
(c) protect important natural features and values, economic resources and places of cultural heritage significance;
(d) ensure lot reconfiguration provides for an efficient and well integrated urban form, and in rural areas provides for sustainable use of land and agricultural resources;
(e) ensure lot reconfiguration facilitates safe and efficient provision of, and equitable access to, infrastructure and services;
(f) ensure transport networks provide for appropriate levels of accessibility and accommodate a wide range of travel modes including walking, cycling and the use of public
transport;
(g) encourage development to be resource efficient; and
(h) Provide for neighbourhood design that suits safe and practical connectivity with adjoining similar uses in terms of roads, open space and stormwater drainage layout.
(2) The purpose of the code will be achieved through the following overall outcomes:
(a) lot reconfiguration facilitates the creation of safe, convenient, functionally efficient and attractive environments, consistent with the desired character of the zone or
precinct in which the site is situated;
(b) lot reconfiguration meets the diverse needs of the community for a range of affordable housing types, accessible commercial and community facilities and local
employment opportunities;
(c) Lot reconfigurations facilitate the achievement of dwelling yields in the order of:

(i) 15 dwellings per hectare net in the Low Density Residential Zone; and
(i) 30 dwellings per hectare net in the Low-medium Density Residential Zone.

(d) lot reconfiguration is responsive to the local environment, including its topography, natural drainage systems, vegetation and habitat, cultural heritage features,
streetscape character, landmarks, views and vistas;

(e) lot reconfiguration facilitates the protection and sustainable use of rural land resources;

(f) areas containing important ecological values and cultural values are protected from development and the associated impacts caused by development;

(g) lot reconfiguration facilitates compatible relationships between different land uses and activities;

(h) lot design and sizes are suited to the intended use of the land;

(i) lot orientation facilitates the conservation of non-renewable energy sources and the design of buildings that are appropriate for the local climatic conditions;

1)) infrastructure is supplied to all lots in a safe, efficient, coordinated and sequenced manner which minimises whole of life cycle costs and is sensitive to the environment
in which they are provided;

(k) stormwater drainage systems protect people and the built and natural environments in a cost effective manner;

0] the street system provides identified functions for each street, provides acceptable levels of access, safety and convenience for all users and provides for a high level of

connectivity and permeability;
|
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(m) lot reconfiguration increases opportunities for walking, cycling and the use of public transport;
(n) public open space is attractive and accessible and equitably meets user requirements for recreational, social and cultural activities; and
(o) lots facilitate connectivity of roads, open space and stormwater drainage.

Comments regarding the Purpose and overall Outcomes statement:

The proposed subdivision satisfies the purpose statement regarding sense of neighbourhood, connectivity of roads, services and open spaces, provides a range of lots
sizes and styles, provision for a mix of housing suitable for the locality.

9.4.5.3 Requirements for accepted development and assessment benchmarks for assessable development

Table 9.4.5:1 — Reconfiguring a Lot Code — Requirements for accepted development and assessment benchmarks for assessable develo

Performance outcomes Acceptable outcomes Comments
PO: The lots resulting from the rearrangement of boundaries | AO11  No additional lots are created by the rearrangement of | N/A
does not contribute to: boundaries.
(a) the proliferation of lots of rural land fragmentation;
or AO1> The resulting lots from rearranging boundaries are N/A
(b) the potential to introduce uses or activities which contained entirely within a single zone.
conflict with the intent of the applicable zone for all or
part of the site.
PO Lots resulting from rearrangement of boundaries do not AO21  Alllots resulting from rearrangement of boundaries: N/A
require any new or additional infrastructure connections, (a) retain all existing connections to water, sewer,
or modification of existing connections. electricity and  other infrastructure wholly within the
lot they serve;
(b) do not require additional infrastructure connections or
augmentation of existing connections;
(c) except where in the Rural Zone, have sealed vehicle
crossovers;
(d) have stormwater drainage for lots 4000m? or less:
(i) connected to adequately sized inter-allotment
drainage; or
(ii) that drains the entirety of each lot independently
without fill to the kerb and channel or swale of the road
frontage.
PO3 Where in the rural zone, all lots resulting from AO31  Where in the rural zone, all lots resulting from N/A
rearrangement of boundaries are provided with all- rearrangement of boundaries are provided with a
weather road access from the driveway crossover to the formed gravel road from the driveway crossover to the
nearest formed road. nearest formed road in accordance with SC6.2 PSP No.2
Engineering Standards — Roads and Drainage
Infrastructure.

. ___________________________________________________________________________________________________________________________|]
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PO4 All new lots provide sufficient area, frontage and
dimensions, and road access that enable their future
development to achieve relevant outcomes in applicable

Use, Zone, Overlay, and Other Development Codes in

relation to:

(a) dwellings, buildings and/or other
structures

(b) setbacks ;

(c) landscaping;

(d) on site car parking and vehicle access;

(e) recreation areas (private open space);

(f) cultural heritage and character streetscape

values.
other design criteria.

(8)

Table 9.4.5:2 — Reconfiguring a Lot Code — assessment benchmarks
Performance outcomes

AO4.1

AO4.2

(a)

All lots are rectangular and have minimum width to
depth ratios, areas, dimensions and frontages as
prescribed in Table 9.4.5:4.

Where in the Low Medium Density Residential Zone
development for lots 450m2 or less in area can
accommodate a rectangular building envelope with area
and dimensions for:

a dwelling, including ancillary buildings and structures
such as garages, covered carports and decks, that
comply with the minimum setback requirements of the
overlay or zone in which the land is located and building
regulations;

private open space and recreation areas;

vehicle access and on-site car parking in accordance
with the Transport, Access and Parking Code.

for assessable development

Acceptable outcomes

Complies. All lots are regular
in shape with generous
frontage dimensions.

N/A

Comments

Master Planning
PO: Except where in the Rural Zone (other than where in the

Heinemann Road Transport Precinct) Limited

Development (Constrained Land) Zone, Community

Facilities Zone, Open Space Zone or Recreation Zone,

development:

(a) occurs in a logical pattern and sequence;

(b) is of a scale and density that facilitates an
efficient land use pattern and facilitates a mix of
lot sizes that provide for a range of residential
dwelling choices;

(c) is designed to create compact and walkable
neighbourhoods that are well connected to
employment nodes, centres, open space and
recreational areas, community services and
educational opportunities;

AO1.1

A Master Plan is prepared in accordance with
SC6.4 PSP No. 4 Master Planning.

Complies, refer to relevant
parts of the Planning Report.

The site is located between the
Low Impact Industry area to
the north and an area
proposed for future suburban
housing to the south. The
conceptual masterplan
demonstrates how the
proposal fits in to the locality
and it is facilitating additional
buffering for the future
dwellings when erected on the
larger southerly land parcels
that front Hursley Road.

9.4.5 RECONFIGURING LOT CODE
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(d) creates a high quality streetscape and public
open space network with connected public
spaces and parks;

(e) appropriately responds to constraints and
natural values and mitigates any adverse impacts
on areas of ecological significance;

(f) is provided with all necessary infrastructure
networks and is well serviced by community
facilities; and

(g) creates lots which are suitable for their intended
use without requiring significant earthworks .

General
PO. The layout of streets, lots and infrastructure gives the Where included in a local plan:
locality a strong and positive identity by:
(a) responding to site characteristics, settings, landmarks, AO21  Neighbourhood design and lot layout is consistent
places of cultural heritage significance and views; with the requirements of any local plan. N/A —There is no Local Plan
(b) creating legible and interconnected movement and open-
space networks; All other circumstances:
(c) locating community, retail, commercial and public

transport facilities at focal points within convenient, safe No acceptable outcome provided.
and direct walking distance for residents/users; and

(d) providing connections to existing facilities, services and
movement networks in the surrounding area.
POs The layout of streets, lots and infrastructure responds In partial fulfilment of the performance outcome:
appropriately to environmental features of the site or AOs31  Alot with an area of less than 450m2 intended to | Complies. There are no lots
locality by: be used for a dwelling house has a natural slope: below 900 sgm, and the road
(a) following the natural topography; (a) across the width of the lot not exceeding 10%; and lots respond to slopes and
(b) protecting and promoting views of landscape and drainage features on and
features, significant ridgelines, mountains, hills, (b) along the length of the lot not exceeding 5%. around the site.
rocky outcrops or other geological formations;
(c) minimising the need for earthworks;
(d) minimising vegetation loss and/or fragmentation;
(e) maintaining natural drainage features and floodways;
(f) maintaining important wildlife corridors and

habitat areas;

(g) providing for adequate buffering of (d), (e) and (f)
|
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(h) protecting and maintaining areas of indigenous
cultural significance; and
(i) connecting streets and open space to existing

streets and open space on adjoining land as necessary for
the orderly development of the precinct.

PO4 Street blocks and lot types are generally rectilinear and In partial fulfilment of the performance outcome
arranged to provide: AOs1  Subdivision involving the creation of lots for residential
(a) an efficient neighbourhood pattern, that supports use ensures lots within the block are arranged so that: The site and location are not
walking cycling and public transport use; (a) there are between four (4) and six (6) adjoining suitable for higher density
(b) the highest densities are located around open attached (terrace or row) house lots in a group (to residential development. The
space, amenity features or other focal points; and enable group housing construction and integrated proposal conforms to the
(c) a mix of lot sizes which provide a wide choice in streetscape solution); intent stated in POa.
affordable and accessible housing and achieve (b) there are no more than eight (8) narrow frontage
streetscape variety. (less than 15m) lots in a row;
(c) there are no more than four (4) lots with a width of
7.5m or less in a row unless serviced by a rear lane; and
(d) there are no minor mismatches (e.g. less than 1m) in

the rear corner lot boundaries of adjoining lots (to
minimise the risk of set out error);

N/A
AOs2  Subdivision involving the creation of lots for residential
use ensures lots with access to a laneway intended to
accommodate more than one dwelling have a:
(a) minimum width of 7.5m; and Complies with this AO in terms
(b) minimum depth of 30m. of having a minor vehicle
minor road exiting onto a
AOs3  Street blocks fronting local streets do not exceed future road network to the
100m in length. south of the site.

POs Reconfiguration avoids risk to human safety and the In partial fulfilment of the performance outcome Complies. No known dips or
environment from natural hazards and contaminated AOs1  Where contamination is suspected (e.g. former dips, refuse disposal areas that
land. industrial sites), provide a preliminary contamination might contaminate the soil

report for Residential or Rural Residential subdivisions. thereby creating hazards for

future residents. The site has
been subjected to a Geotech
report which is contained in

. ___________________________________________________________________________________________________________________________|]
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the body of the Planning
Report.

POe

(a)
(b)

(c)
(d)

(e)

The development is integrated with the surrounding

urban or rural environment, having regard to:

the layout and dimensions of streets and lots;
connections to surrounding streets and pedestrian and
cycle networks and other infrastructure networks;
provision for shared use of public facilities;

open space networks, retained habitat areas or
corridors, landscape features and views and vistas; and
connections to centres.

No acceptable solution is nominated.

Complies. POs covers a range
of matters including the
movement of vehicles,
pedestrians, open space and
retention of views. The
proposal achieves all these
elements through limiting
houses to two storeys,
providing a communal open
space and a footpath along the
southern side of the private
road.

opportunities for community, retail, commercial and
other uses to meet community needs, where this is

PO7 In a reconfiguration that involves the creation of a new No acceptable solution is nominated. Complies. The proposal will
street (other than in a Rural Zone or the Rural Residential include streetscaping and the
Zone) streetscape and landscape treatments are provided pavement design that will
that: provide for passive speed

(a) create an attractive and legible environment with a clear calming without the need for
character and identity; humps and bumps, which are

(b) use and highlight features of the site such as views, vistas, generally unpopular with
existing vegetation, landmarks and places of cultural residents.
heritage significance;

(c) enhance safety and comfort, and meet user needs; The conceptual landscape

(d) complement the function of the street in which they are plans accompanying this
located by reinforcing desired traffic speed and behaviour; application provides details on

(e) assist integration with the surrounding environment; the approach to be taken with

(f) maximise infiltration of stormwater runoff; and street median tree planting

(g) minimise maintenance costs through: and the establishment of

(i) street pavement, parking bays and speed control devices; planted buffer areas along the

(ii) street furniture, shading, lighting and utility installations; northern and southern site

(iii) retention of existing vegetation; and boundaries.

(iv) on street planting.

POs Neighbourhood design and lot mix provides sufficient No acceptable solution is nominated. N/A

9.4.5 RECONFIGURING LOT CODE
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consistent with the intended character of the zone or
precinct in which the land is located and appropriate to
the size of development.

POy Reconfigurations within the Low-medium Density AO91  Reconfigurations incorporate the lot types identified in | Complies. There is a range of
Residential Zone and the Emerging Community Zone the performance outcome as follows: lot sizes across the proposed
contribute to housing diversity and different levels of (a) reconfigurations creating between 10 and 50 development to meet the
affordability to meet community needs by incorporating a additional lots incorporate a mix of at least two (2) varying demands of
mix of residential lot sizes drawing from the following lot different lot types; and prospective home owners in
types: (b) reconfigurations creating more than 50 additional the estate. However, due to

(a) Traditional: A traditional lot caters for large dwelling lots incorporate a mix of at least three (3) different lot the nature of the site this
houses, typically on lots with a frontage of up to 20m and types. range is small to keep the
depth of 30m to 32m for single storey dwelling houses average size of the lots above
and 25m for two (2) storey dwelling houses. 1000m>.

(b) Multi-family: A multi-family lot allows for small

multiple dwellings (typically four (4) to six (6)
dwellings). Multiple dwellings on multi-family lots
contribute significantly to diversity within a
neighbourhood. Multi-family lots will typically be
provided on-street corners to reduce the negative
impact of rows of garage doors.

(c) Courtyard: A courtyard lot has an area between
375m? and 480m? and comfortably
accommodates a smaller detached dwelling house on a
lot with a frontage of approximately 15m.

(d) Villa: A villa lot has an area between 250m? and
320m? and accommodates a smaller dwelling
house on a lot with a frontage of approximately
10m. It is suited to the housing needs of an increasing
number of one and two person households. A dwelling
house on a villa lot is detached but usually built to one
side boundary of the lot.

PO1o Reconfigurations within the Low-medium Density AO10.1  Reconfigurations in the Low-medium Density N/A This is a low density
Residential Zone achieve a residential density that makes Residential Zone facilitate a minimum residential density | proposal with 5.5 lots per
efficient use of the land and associated physical of 30 dwellings per hectare. hectare.
infrastructure.

. ___________________________________________________________________________________________________________________________|]
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PO11

Reconfigurations within the Principal Centre Zone, Major
Centre Zone, District Centre Zone or Local Centre Zone
ensure an integrated, orderly and efficient development
outcome is achieved across all lots in respect to access to
the external road network, pedestrian and vehicle
movement within the site and built form and function.

No acceptable outcome is nominated.

N/A

Lot Sizes and Design

PO12

Lot size in the Emerging Community Zone does not
compromise the future development potential of the area
for urban purposes.

AO12.1

Lots in the Emerging Community Zone have the
minimum area and frontage as shown in Table 9.4.5:4.

Complies.

PO13

In the Rural Zone, the productive capacity of rural land
resources is protected from the reconfiguration of lots
that facilitates inappropriate intensification of
development in the zone.

AO13.1

Lots have a minimum area as shown in Table
9.4.5:4.

Complies. All lots exceed
900m? in area.

Movement network design

PO14 The street and road network has a clear structure, with AO141 The street and road network is consistent with SC6.2 Complies. Proposed to have a
roads that conform to their function in the network, PSP No. 2 — Engineering Standards — Roads and Drainage | private road within the
having regard to: Infrastructure. development maintained by

(a) traffic volumes, vehicle speeds and driver behaviour; the body corporate.

(b) on street parking;

(c) sight distance; Refer to the Engineering

(d) provision for public transport routes and stops; Report.

(e) provision for pedestrian and cyclist movement,
prioritising these where appropriate;

(f) provision for waste collection and emergency
vehicles;

(g) lot access;

(h) convenience;

(i) public safety;

(j) amenity;

(k) the incorporation of public utilities and drainage; and

(1) landscaping and street furniture.

PO1s The road network provides for convenient and safe AOi1s1  The proposed road network complies with SC6.2 PSP N/A

movement between local streets and higher order roads.

No. 2 — Engineering Standards — Roads and Drainage
Infrastructure.

9.4.5 RECONFIGURING LOT CODE
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PO Local streets do not operate as through traffic routes for No acceptable outcome is nominated. Complies.
externally generated traffic (other than for pedestrians,
cyclists and public transport).

PO17 Safe, convenient and efficient intersections are AO171 Intersections and pedestrian and cyclist crossings are N/A
provided for vehicles, pedestrians, cyclists and provided in accordance with SC6.2 PSP No. 2 —
public transport. Engineering Standards — Roads and Drainage

Infrastructure.

PO1s Access arrangements for lots do not affect the AOi1s1 Access arrangements are consistent with the N/A Proposed to provide a
function, vehicle speeds, safety, efficiency and characteristics intended for the type of road or street private road as described in
capacity of streets and roads. specified in SC6.2 PSP No. 2 — Engineering Standards — the Engineering Report.

Roads and Drainage Infrastructure.

PO19 On-road car parking is provided according to AO1.1  On-street parking is provided in accordance with the On street parking is not
projected needs taking into account: Transport, Access and Parking Code contemplated due to lots being

(a) total parking demand; large enough to accommodate

(b) car parking opportunities on lots; and visitor parking.

(c) non-residential and external parking generators.

PO20 The movement network facilitates efficient and cost- AO20.1 Infrastructure is provided in accordance with SC6.2 PSP Complies. Refer to the
effective provision and maintenance of infrastructure. No. 2 — Engineering Standards — Roads and Drainage Engineering Report on the

Infrastructure. private road.

PO21 Rear lanes are designed to: AO211  Rear lanes are designed in accordance with SC6.2 PSP N/A

(a) provide enough width to enable safe and efficient vehicle No. 2 — Engineering Standards — Roads and Drainage
movement, including service vehicles; Infrastructure

(b) have either a straight or T configuration and not be dead
ends or cul-de-sacs;

(c) enable easy and safe access into and out of garages
without using doors that open into the lane;

(d) not create a more direct through-route alternative for
vehicles than the adjoining street network;

(e) ensure rear yards of properties can be fenced for
security;

(f) ensure any rear boundary treatment or tree

(8)

planting does not create concealed recesses or
provide uninvited access opportunities into rear
yards; and

not provide for visitor parking within the lane
unless in specifically designated areas.

. _____________________________________________________________________________________________________________________________________________________|
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PO22 Development does not compromise the delivery of AO221 Street networks in new developments are designed to N/A
existing or future public transport routes and encourages accommodate the movements of a 14.5m long bus.
a highly connected local street network that enables
public transport to efficiently service the area without the
need to ‘repeat a part of a route as part of the one trip’.
Road design
PO23 The geometric design features of each type of AO23.1  Design of the roads comply with the SC6.2 PSP No.2— | Complies. Refer to the
road: Engineering Standards — Roads and Drainage Engineering Report on the
(a) convey its primary function for all relevant design vehicle Infrastructure. proposed private road.
types;
(c) encourage traffic speeds and volumes to levels
commensurate with road hierarchy function; and
(d) ensure unhindered access by emergency vehicles.
Pedestrian and cyclist facilities
PO24 A network of pedestrian and cycle ways is provided having | AO24.1 In partial fulfilment of the performance criterion, N/A
regard to: pedestrian and cycle ways are provided in accordance
(a) opportunities to link open space networks, and with SC6.2 PSP No. 2 — Engineering Standards — Roads
community facilities, including public transport stops, and Drainage Infrastructure.
local activity centres and schools; AO242 Footpaths and bikeways are provided in accordance
(b) likely trip purpose; with the Austroads Guide to Road Design — Part 6A:
(c) topography; Pedestrian and Cyclist Paths (Austroads 2009m).
(d) cyclist and pedestrian safety;
(e) cost effectiveness;
(f) likely user volumes and types;
(g) convenience; and
(h) accessibility.
PO2s The alignment of pedestrian paths and cycleways is No acceptable outcome is nominated. Complies. Low density traffic
designed so that they: combined with a pedestrian
(a) allow for the retention of trees and other significant path on the southern side of
features; the private road ensures that
(b) maximise the visual interest provided by views and walkers and cyclists are safe
landmarks where they exist; within the development.
(c) do not compromise the operation of or access to
other infrastructure services;
(d) are widened at potential conflict points; and

. _____________________________________________________________________________________________________________________________________________________|
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(e)

consider CPTED principles and disability access
requirements.

PO26

Safe street crossings are provided for pedestrians and
cyclists across major roads.

AO2.1 Crossings and intersections are provided in accordance
with SC6.3 PSP No 2 — Engineering Standards — Roads
and Drainage Infrastructure and Austroads Guide to
Road Design Part 4: Intersections and Crossings:

General.

N/A

Public transport

PO27 The movement network caters for the extension of No acceptable outcome is nominated. Complies. The street width
existing or future public transport routes to provide will not hinder the movement
services that are convenient and accessible to the and operation of ride share
community. and taxi services within the

development.

POa2s Reconfiguration caters for the extension of public AO2s1 Exceptin the rural zone and the rural residential zone, at | Complies.
transport routes by locating the highest likely public least 90% of proposed lots are within 400m safe walking
transport ‘trip generating’ land uses in the vicinity of distance from an existing or potential bus route or 500m
existing or potential public transport routes, where this is walking distance of an identified bus stop.
consistent with the intended character of the zone or
precinct in which the land is located

POz Residential densities within walking distance of existing No acceptable outcome is nominated. N/A

and potential public transport stations and routes are at
levels that take advantage of the infrastructure where this
is consistent with the intended character of the zone or
precinct in which the land is located.

Open Space Network

PO3o

Neighbourhood design and lot layout provides a
balanced variety of park types, including:

small local parks, which are designed to:
provide a small open space setting for adjoining
dwellings;

incorporate and retain existing natural features;
incorporate landscaping to assist in creating
neighbourhood identity and way-finding;
neighbourhood parks, which are designed to:
be centrally located;

AO301 The lot reconfiguration makes provisions for the
establishment of public parks in accordance with Part 4

Local Government Infrastructure Plan .

Complies. Proposal includes a
COS that will be managed and
maintained by the body
corporate.

9.4.5 RECONFIGURING LOT CODE
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support the local community’s recreational needs;
provide opportunities for community and special events;
lineal or corridor parks, which are designed to:

connect with existing or planned open space in the
locality;

incorporate pedestrian and cycle paths;

protect significant natural features;

convey stormwater;

provide for other recreational needs when not

flooded; and

natural parkland areas which:

retain locally significant wetlands, remnant vegetation
and habitat for fauna;

continue ecological corridors and linkages to areas
outside of the neighbourhood;

maintain important landscape and visual quality values.

POs: Where provision for a public park is required in Part 4 — AOs311  The public park meets the requirements of section 4.5.5 | N/A The park is a private
Local Government Infrastructure Plan the design and lot of the planning scheme. community open space that
layout provides for safe and secure, well distributed and AOs311  The public park meets the standards identified in Table will be managed by the body
located parkland that: 9.4.5:3. corporate.

(a) has passive surveillance by surrounding
development;

(b) is of a suitable size, shape and topography for its
function;

(c) is located on a suitable road;

(d) is highly accessible to local communities; and

(e) achieves an acceptable standard of flood  immunity.

POs; Neighbourhood design and lot layout provides for safe No acceptable outcome is nominated. Complies. COS provided
and secure, well distributed and located parkland that: towards the entrance to the

(a) provides a clear relationship between the public estate giving it prominence
realm and adjoining land uses through treatment and significant passive
including alignment, fencing and landscaping; surveillance.

(b) enhances the area’s local identity and landscape amenity;

(c) provides for a range of recreational opportunities to meet A footpath along the southern

(d)

community needs;
forms a linkage to existing parkland or habitats;

edge of the private road will

9.4.5 RECONFIGURING LOT CODE
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minimise impacts on accommodation activities and other
sensitive land uses from nearby incompatible uses.

(e) respects and retains existing natural elements; and always provide convenient and
(f) protects biodiversity values and features. safe access to the COS.
Amenity

POs3 Reconfiguration provides for sufficient buffering to No acceptable outcome is nominated. Complies. See PO35

comments below.

Density Residential Zone, Low Density Residential Zone or
Rural Residential Zone that is within 250m of land within
the Medium Impact Industry Zone or 500m of land within
the High Impact Industry Zone it must not result in

future sensitive uses within the site being exposed to
industrial air, noise or odour emissions that impact on

Density Residential Zone, Low Density Residential Zone
or Rural Residential Zone that is within 250m of land
within the Medium Impact Industry Zone or 500m of
land within the High Impact Industry Zone, it is
demonstrated that a future sensitive use on proposed
lots can meet:

PO34 The layout of lots created for industrial or commercial No acceptable outcome is nominated. N/A
purposes facilitates the siting and design of development
in a manner that ensures the amenity of accommodation
activities and sensitive land uses is protected.
POss Where reconfiguring a lot on land in the Low-medium AOs3s1 Where reconfiguring a lot on land in the Low-medium The site is located about 150m

from the designated Medium
Impact Industry zone in
Endeavour Way. Thereis a
15m formal plantation buffer
along the northern site
boundary combined with an

human health, amenity and wellbeing. (a) the indoor noise objectives set out in the Environmental | additional planting area on the
Projection (Noise) Policy 2008 are met; and northern boundary of each of
(b) the air quality objectives in the Environmental the lots located on the
Protection (Air) Policy 2008, are met using measures northerly side of the proposed
such as: private road.
(i) landscaping and open space;
(ii) setbacks; The POD proposed to
(iii) the orientation of lots away from the industrial accompany any approval also
area; required that each dwelling
(iv) barriers, mounds and fencing; and/or will have acoustic glazing and
(v) screening. insulation in the walls to
ensure internal noise limits are
within EPA requirements for
dwellings.
Safety and security
POss The reconfiguration discourages crime, vandalism and AOss.1  The reconfiguration is designed in accordance Complies. The lots all face out
anti-social behaviour and facilitates: with Crime Prevention Through Environmental to the street, and the area of
(a) personal and property security; Design (CPTED) Guidelines for Queensland. each lot is generally over

9.4.5 RECONFIGURING LOT CODE
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(b) casual surveillance of footpaths and parkland; and
(c) activity and interaction within public spaces and
movement networks.

900m?2. Street and footpath
areas will be capable of passive
surveillance during the day.
Appropriate street lighting will
be provided which will assist
with safety at night.

Natural values

avoids crossing or otherwise fragmenting waterways,
wetlands, habitat areas or ecological corridors.

POs7 Development is provided with an adequate water supply | AOs7.1 Development within a water supply area involving the Complies. Refer to the
for firefighting purposes that is safely located and freely creation of new lot/s is connected to council’s engineer’s water report and
accessible. reticulated water supply system and a water supply Yarramine reports on ecology,

outlet located within a road reserve is within 40M of the | trees and bushfire.
following:

(a) all of the land; or

(b) a building envelope designated on each lot; or

(c) the centre of each lot, excluding access handles (where
no building envelope is designated); and

(d) all existing or proposed buildings.

POss The reconfiguration provides for lot sizes and titling No acceptable outcome is nominated. Complies. Ecologically
arrangements that ensure areas of ecological significance significant areas are not
remain intact as part of common property or within large present on this site due to past
lots. activities having been

conducted on the site. Refer
to Yarramine Reports on
ecology, trees and bushfire.

POsg The layout of roads, driveways and other infrastructure No acceptable outcome is nominated. Complies. No natural

waterway occurs on the site.

Climatic response

POaso The street, lot orientation and lot size facilitate
buildings that conserve non-renewable energy
sources through climate-responsive siting and
design.

In partial compliance with the performance outcome:

AO40.1 Neighbourhoods are generally designed so that:
(a) the long axis of roads runs east-west;
(b) the number of wide lots (lots with a width

greater than 15m) is minimised on streets
running north south; and

AO40.1 (a), (b) and (c) Complies.

9.4.5 RECONFIGURING LOT CODE
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AOu40.2

(c) lots are generally rectangular in shape and not
splayed.

Where they are proposed, built-to-boundary walls are

located on the west-southwest boundary of lots except

where these boundaries are on the higher side of a

sloping lot.

N/A

Services

PO Services, including water supply, stormwater
management, sewage disposal, waste disposal,
drainage, electricity and telecommunications, are
provided in a manner that:

(a) is efficient;

(b) minimises risk of adverse environmental or amenity
related impacts;

(c) promotes total water cycle management and the
efficient use of water resources; and

(d) minimises whole of life cycle costs for that
infrastructure.

No acceptable outcome is nominated.

Complies. Access to TRC water
and sewerage services.

To secure access to a
reticulated sewer system, it is
intended that there be a body
corporate management
process established to manage
a low-pressure sewer
connection to a point located
in Endeavour Way. The road,
landscaping and COS will also
be managed by the body
corporate.

Refer to the engineer’s report.

Noise Impacts

(a) are compatible with the local streetscape;

located on or adjacent to public land or common
property; and

(c) are designed to discourage crime and anti-social
behaviour, having regard to:

(b) minimise whole of life cycle costs where they are to be

PO42 Lots are of a suitable size and dimensions to AO42.1 Lots near a rail corridor or a regional arterial, Complies. No rail or highway in
facilitate adequate noise management sub-arterial or distributor roads are of sufficient size and | the immediate vicinity.
depth to ensure that future dwellings are not exposed
to road or rail noise greater than 63dB LA10(18hr).
AO422 Where it is not practical to achieve the required noise
levels through lot layout and design, noise attenuation N/A
barriers are utilised to achieve the required noise levels.
POu3 Noise attenuation measures: No acceptable outcome is nominated. N/A

9.4.5 RECONFIGURING LOT CODE
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(i) aesthetic quality and compatibility with streetscape;

(ii) physical accessibility;

(iii) provision of casual surveillance of public open
space and movement networks;

(iv) opportunities for concealments or vandalism; and

(v) easy and economic maintenance.

Air Quality

POas Reconfiguration does not result in lots intended for No acceptable outcome is nominated. Complies. No known source
accommodation activities or sensitive land uses being for negative air quality in
subject to adverse air quality or impacts. locality.

Additional requirements for volumetric subdivision

POuss The reconfiguration of the space above or below the No acceptable outcome is nominated. N/A

surface of the land facilitates appropriate development in
accordance with the intent of the zone or precinct in
which the land is located or is consistent with a lawful
approval that has not lapsed.

Hatchet Lots

POas Lot reconfigurations only create hatchet lots as a means AOss.1 Lot reconfigurations only create hatchet lots in N/A
of increasing residential densities in within: the Low-medium Density Residential Zone.
(a) Walking catchments around centres offering a

broad range of goods, facilities and services
(being 800m around Major and 400m around
District centres and designated Local centres
within the centre hierarchy);

(b) Land that benefits visually from high-quality
parkland;
(c) Walking catchments around major non-

industrial employment areas (land within 800m
walk of 1000 or more non-industrial jobs);

(d) A central transport corridor bounded by Nelson,
West, Jellicoe and Hume Street, and
(e) An 800m walking catchment of the University of

Southern Queensland (Toowoomba campus).

. ___________________________________________________________________________________________________________________________|]
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AOs471  Only 1 Hatchet Lot is created behind any full frontage lot | N/A
as shown in Figure 1 below.
Frar R
Appropriate naporopaate li :
POa7 The location and configuration of the access L L. : »
strip/easement and main body does not compromise: Eoroonae ———— p——
(a) the streetscape qualities of the area; Figure 1
(b) the residential amenity of the area; or
(c) the Street System. AOs72 The access strip/easement to the Hatchet Lot is
located on only 1 side of the lot with direct frontage to
the street as illustrated in Figure 2 below.
Feae Rt
Figure 2 Appropriate N.3DDRoDaaC
POas The configuration of hatchet lots maintain the AOss1  Where the lot reconfiguration creates a hatchet N/A
ability of existing buildings and structures to — lots the new lot boundaries create setbacks to existing
(a) provide adequate daylight and ventilation to dwellings that comply with the minimum distances in
habitable rooms; the Queensland Development Code or relevant planning
(b) allow adequate light and ventilation to habitable scheme code.
rooms of buildings on adjoining lots; and
(c) not adversely impact on the amenity and privacy of
residents on adjoining lots.
POusy The access strip/easement: No acceptable outcome is nominated. N/A
(a) has a minimum width of 6 metres for its full length;
(b) is located on the southern or western side of the lot;
(c) has a maximum length of 30 metres;
(d) is located so that there is no more than one driveway
serving an adjoining property within 6 metres of the
access strip/easement boundary (see figure 3 below).

9.4.5 RECONFIGURING LOT CODE
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Figure 3
POso Stormwater is discharged from the site to a lawful point AOso.1  Thessite: Complies. Refer to the
of discharge, as defined in the Queensland Urban (a) has a natural surface with an elevation that is engineering report.
Drainage Manual (QUDM), without the use of pumped or higher than the abutting road and enables
charged pipe systems, and not to private land other than stormwater to drain gravitationally to the
to an easement for stormwater purposes befitting the site abutting road via subsurface pipes; or
and allowing discharge to a lawful point of discharge in (b) has a natural surface with an elevation that is
land over which Council has tenure or control. higher than Council’s stormwater drainage
network in the abutting road and enables
stormwater to drain gravitationally to the
stormwater drainage network in the abutting
road via subsurface pipes; or
(c) has lawful access to an inter allotment
drainage network with available capacity to
meet the requirements of the development.
Reconfigurations creating lots less than 450m? in area in a residential zone
POs1 Lot reconfigurations creating lots less than 450m? and at AOs11 Lot reconfigurations creating lots less than 450m? N/A No small lots proposed.

least 20 new lots, facilitate the orderly, neighbourly,
integrated and timely development of those lots through
a Plan of Development.

incorporate an Approved Plan of Development prepared
by a suitably qualified professional(s) that sets
development standards that comply with the
performance outcomes within the Small Lot Housing
Design Code and which includes, but is not limited to,
the location of the following:

the lot layout and streets, including lot numbers, lot
areas, street reserve widths, street or road carriageways
(may include bus stops, taxi ranks, loading zones and
similar service areas where proposed), and location

and width of footpaths;

9.4.5 RECONFIGURING LOT CODE
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(b) land slope and major infrastructure items;

(c) primary and secondary street frontages (if necessary);

(d) public open space areas, including lot number
and area;

(e) built-to-boundary wall locations (including mandatory
built-to-boundary situations);

(f) where privacy fencing is required at an interface with a
street or park; fencing and, if sloping land, retaining wall
details;

(g) for lots under 450m?:

(i) location, areas and dimensions of private open space;

(ii) building envelopes indicating minimum setbacks, access
points, and heights; and

(iii) driveway crossovers

POs2 The lots are located on a road that is appropriate to AOs21  Small lots are in accordance with the following table: N/A No small lots proposed.

accommodate small lots.

Proposed lot | Vehicle Access
width Location
Lot width <10m Laneway, Local or
collector roads only
Lot width 10 - 12.4m Laneway, Local or
collector roads only
Lot width 12.5-14.9m | Laneway, Local,
collector or distributor
roads only
Lot width >15m Laneway, Local,
collector, distributor or
sub-arterial roads only

POss3 Small lots are located to minimise the need to cut and fill | AOss1  Small lots are located on land with a pre-development Complies. No small lots
the land. gradient of less than 10%; proposed.

POs4 Development provides a frequency of standard and small | AOss1  There are no more than six (6) contiguous small lots N/A
lots which are varied to facilitate housing variety. along a street frontage, with groups of two (2) or more

small lots separated by at least two (2) standard lots.

Reconfigurations facilitating Dual Occupancy development

. ___________________________________________________________________________________________________________________________|]
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POss

Lot reconfigurations within the Low-Density Residential
Zone, Low-medium Density Residential Zone, Emerging
Community Zone and Township Zone facilitate the
integration of Dual Occupancy development into
residential neighbourhoods in a manner that is dispersed
and does not result in Dual Occupancy becoming the
dominant form of housing within a street.

AOss.1

AOss.2

AOss.3

AOss.4

Figure 4

Lot reconfigurations designate lots for Dual Occupancy
development.

No more than 20 percent of the properties within a
street block are designated for Dual Occupancy
development.

No more than three (3) adjoining properties within a
street block are designated for Dual Occupancy

development.

Hatchet lots are not designated as Dual Occupancy lots.

1 mtu
O E &

Sommen s an example of the extent
of & street block

No more than 20 percent of
|:] properties within the street blook
are designated for dual cocupancy

development

No lots designated.

Complies.

Complies.

Complies.

9.4.5 RECONFIGURING LOT CODE
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POss Lots designated for Dual Occupancy development by lot AOse.1  Lots designated for Dual Occupancy
reconfigurations within the Low- Density Residential Zone, development:
Low-medium Density Residential Zone, Emerging (a) have a minimum area of 500m? where in the N/A
Community Zone and Township Zone have an area, shape Low-medium Density Residential Zone; or
and dimensions suitable to accommodate their intended (b) have a minimum area of 700m? where in the
use. Low-Density Residential Zone, Emerging Community
Zone or Township Zone; and
(c) are rectilinear in shape; and
(d) have a frontage that is consistent with the minimum
frontage required for the applicable zone.

. ___________________________________________________________________________________________________________________________|]
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 09 Development Codes
9.4 Other development codes

9.4.3 Integrated Water Cycle Management Code

9.4.3.1 Application

(1) This code applies to assessable development identified as requiring assessment against the Industry Uses Code by the categories of development and
assessment tables in Part 5 — Tables of Assessment

9.4.3.2 Purpose

(2) The purpose of the Integrated Water Cycle Management Code is to ensure water and related infrastructure are sustainably managed on a total water cycle basis
to maintain the wellbeing of the community and the environment.

(2) The purpose of the code will be achieved through the following overall outcomes:

(a) disturbance to natural land forms, wetlands, water courses and riparian zones is avoided, in order to protect aquatic ecosystems and natural hydrological
functions;

(b) the quality of surface and groundwater is protected, consistent with established values and objectives;

(c) development facilitates an efficient use of water resources;

(d) whole of life cycle costs for water and stormwater infrastructure are minimised; and

(e) adverse impacts as a result of flooding and the effects of drainage are avoided.

Comments on the Purpose of the Code:
This purpose statement aims at ensuring water and related infrastructure are sustainably managed in an environmentally conscious manner. Refer to report by AM Civil
Engineering for details on the management of water on the site.

9.4.3.3 Assessment benchmarks for assessable development

Table 9.4.3:1 - Integrated Water Cycle Management Code — Assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
Stormwater Management
PO: Development does not adversely impact on the quality AOi:  Stormwater quality treatment measures are implemented in AQ1,1 and AO1.2

of receiving waters by avoiding or minimising pollutants
entering and being transported with stormwater.

Complies. Refer to AM

accordance with SC6.2 PSP No. 2 — Engineering Standards — Roads i
Consulting report.

and Drainage Infrastructure.
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urban design techniques and avoids adverse impacts from
water quantity, flow rates and duration and frequency in
receiving waters, having regard to:

(a) channel, bed and bank stability;
(b) aquatic and riparian ecosystems; and
(c) hydrological functions.

with SC6.2 PSP No. 2 — Engineering Standards — Roads and Drainage
Infrastructure.

AO12>  Pollutant load reductions are achieved in accordance with SC6.2
PSP No. 2 — Engineering Standards — Roads and Drainage
Infrastructure.
PO2 Adverse impacts of construction activities on AO21 Stormwater quality treatment measures are implemented in
stormwater quality are avoided or minimised using best accordance with SC6.2 PSP No. 2 — Engineering Standards — Roads AO2.1 'and A02.2
practice environmental management for erosion and and Drainage Infrastructure. Compllgs. Refer to AM
sediment control. AO.> Pollutant load reductions are achieved in accordance with SC6.2 PSP Consulting report.
No. 2 — Engineering Standards — Roads and Drainage Infrastructure.?
POs Stormwater management incorporates water sensitive AO3.1 Stormwater flow control measures are implemented in accordance Complies

Refer AM Consulting
report.

Waste Water Management

POs Development does not discharge waste water to a
waterway or external to the site unless demonstrated to
be best practice environmental management for that site

and has appropriate regard for:

(a) cumulative effects;

(b) the applicable water quality objectives for the
receiving waters;

(c) adverse impact on ecosystem health of receiving
waters; and

(d) in waters mapped as being of high ecological value,
the adverse impacts of such releases and their offset.

AO4.1

Waste water management measures are implemented in
accordance with SC6.2 PSP No. 2 — Engineering Standards — Roads
and Drainage Infrastructure.

Complies. Site serviced
by wastewater
reticulation system
Refer to report by AM
Civil.

! State Planning Policy (July 2017) Appendix 2 — Stormwater management design objectives (Amended on 29 November 2019 as part of Amendment No.16) — amended on 29

November 2019

2 State Planning Policy (July 2017) Appendix 2 — Stormwater management design objectives (Amended on 29 November 2019 as part of Amendment No.16) — amended on 29 November 2019
|
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Artificial Waterways and Water Bodies

PO11 The design and management of the development

integrates water cycle elements so that:

implemented in accordance with SC6.2 PSP No. 2 — Engineering
Standards — Roads and Drainage Infrastructure.

POs The waterway or water body is designed to integrate AOs.1 Artificial waterways or water bodies are designed in accordance N/A
multiple functions, including: with SC6.2 PSP No. 2 — Engineering Standards — Roads and Drainage
(a) aesthetics, landscaping, and recreation; Infrastructure.
(b) flood management;
(c) stormwater management;
(d) water conservation and reuse;
(e) community health; and
(f) pest management.
POs  The waterway is located and designed to be responsive to AOs.1 Ar.t|f|C|aI waterways or watfer bo.dles are designed in accordance N/A
natural drainage features. Wlth. S5C6.2 PSP No. 2 — Engineering Standards — Roads and
Drainage Infrastructure.
POy The waterway or body is designed to minimise whole of AO71  Artificial waterways or water bodies are designed in accordance N/A
life cycle costs. with SC6.2 PSP No. 2 — Engineering Standards — Roads and Drainage
Infrastructure.
Flooding and Drainage
POs Flooding and dralnage characteristics upstream or AOs:1  Development is undertaken in accordance with SC6.2 PSP No. 2 — Complies
downstream of the site are not worsened. Engineering Standards — Roads and Drainage Infrastructure.3
POs The drainage network has sufficient capacity to safely AOs.1 Devglopr’.nent is undertaken in accordan.ce with SC6.2 PSP No. 2 — Complies
convey stormwater run-off from the site. Engineering Standards — Roads and Drainage Infrastructure.
PO10 Stormwater resulting from roofed areas is collected and | AOw.1  Roof water is collected and discharged in accordance with SC6.2 Complies
discharged in a manner that does not adversely affect PSP No. 2 — Engineering Standards — Roads and Drainage
the stability of buildings or the use of adjacent land. Infrastructure.
Water Cycle Management
AO111 Integrated water management practices and infrastructure are Complies. Refer AM

Consulting report.

3 Amended on 18 March 2016
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(a) water is used efficiently and potable water demand
is reduced;

(b) wastewater production is minimised;

(c) stormwater peak discharges and runoff volumes are
not worsened;

(d) natural drainage lines and hydrological regimes are
maintained as far as possible;

(e) large, uninterrupted impervious surfaces are
minimised;

(f) reuse of stormwater and grey-water is encouraged
where public health and safety will not be
compromised; and

(g) water is used efficiently.

I ———
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 09 Development Codes
9.4 Other Development Code
9.4.6 Transport, Access, and Parking Code
9.4.6.1 Application
(1) This code applies to assessable development identified as requiring assessment against the Transport, Access and Parking Code by the categories of development and
assessment tables in Part 5 — Tables of Assessment
9.4.6.2 Purpose
(1) The purpose of the Transport, Access and Parking Code is to ensure development makes appropriate provision for transport, access, parking, servicing and end of trip
facilities to meet the needs of development and facilitate, as far as practicable, an environmentally sustainable transport network.
(2) The purpose of the code will be achieved through the following overall outcomes:

(a) the function, safety and efficiency of the transport network is protected or improved;

(b) transport network infrastructure is designed for, in order of priority, pedestrians, cyclists, public transport and private vehicles;

(c) pedestrians (including people with a disability) and cyclists are provided with a high level of accessibility, safety and convenience within a development site and on-
site facilities are integrated with external walking and cyclist networks and public transport nodes;

(d) the use of public transport is facilitated wherever practicable;

(e) access, parking, servicing and associated manoeuvring areas are designed to be safe, functional and to meet the reasonable demands generated by the
development;

(f) access, parking, servicing and associated manoeuvring areas do not detract from streetscape character and are designed to discourage crime and anti-social
behaviour;

(g) adverse impacts on the environment and sensitive receptors are avoided; and

(h) .road layout provides for safe and practical connectivity with adjoining land.
Editor's note: — Vehicular access points to State-controlled roads require approval under the Transport Infrastructure Act 1994. Access approvals to the State-
controlled roads are administered by the Department of Transport and Main Roads in accordance with the Road Planning and Design Manual.
Comments on the Purpose of the Code:
This purpose statement aims at ensuring the transport networks are protected from inappropriate development that may compromise safety and amenity in and around
TRC's urban and semi-urban areas. This application fully complies with both the spirit and intent of the code. Refer to Rytenskild Traffic Consultants report.
9.4.6.3 Assessment benchmarks for assessable development

Table 9.4.6:1 -Transport, Access, and Parking Code-Requirements for accepted development and assessment benchmarks for assessable development
Performance outcomes Acceptable outcomes Comments
Driveway Crossovers

PO:1 Vehicular access arrangements, including AO11 Vehicular access and driveway crossovers are not: Complies

driveway crossovers:

I ———
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(a) are appropriate for:

(i) the capacity of the parking area;

(ii) the volume, frequency and type of
vehicle useage; and

(iii) the function and configuration of the
access road;

(b) minimise any potentially adverse impact
on:

(i) the safety and efficiency of the road
and pedestrian/cycle paths;

(ii) the safety and efficiency of the road
and footpath users;

(iii) the integrity of any infrastructure
within the road reserve; and

(iv) the safety of access to adjacent
properties.

(c) protect the amenity of premises in the
vicinity by:

(i) maintaining the predominant
vehicular access pattern in the street,
including consistent width, grade and
location;
(i) preserving the residential amenity of
the streetscape, including noise and
visual impact, and consideration of
existing landscaping by considering:
(A) use of materials which integrate
with the streetscape (e.g.
existing crossovers and
driveways, etc);

(B) minimising the width and grade
of the access;

(C) minimising impacts on the
appearance of the streetscape

(d)
(e)
(f)

(8)

(h)
(i)

(i)

an additional site/property access;

to a State-controlled Road or a road with bluestone kerbing;

within 25 m of a signalised road intersection;

within 20m of an unsignalised road intersection in a Commercial or
Industrial Area;

within 10m of an unsignalised road intersection in a Community,
Residential, Rural or Other Area;

within 1m of any infrastructure, including street signage, power poles,
street lights, manholes, stormwater gully pits, or other Council/public
utility asset;

within theTree Protection Zone, as defined by Australian Standard 4970-
2009;

for a lot with a frontage of 10m or less;

greater than 4m in width when for a lot with a frontage / width of more
than 10m but less than 20m; and

greater than 6m in width when for a lot with a frontage / width of greater
than 20m.

Note: An additional site access is considered to be more than one site access.

AO1.2

Except where in a Rural Zone, vehicular access and driveway crossovers:

(d)

(e)
()
(8)
(h)

do not require the modification, relocation, or removal of any existing
infrastructure (e.g. street trees, fire hydrants, water meters, manholes or
stormwater gully pits);

do not affect or are not adjacent to a traffic island, speed control device,
car parking bay, bus stop, or other structure within the roadway;

do not require removal or modification of any existing kerbing, traffic
island, speed control device, car parking bay, bus stop, or other structure
within the road reserve;

do not require any change to existing footpath/verge profiles, including
table drains (where relevant);

do not have access restricted by an access restriction strip or link reserve;
do not access an unformed or unkerbed road;

are constructed from reinforced concrete;

are perpendicular to the road edge; and

Complies
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by retaining existing vegetation, (i) are provided in accordance with the Australian Standard AS
including approved landscaping; 2890.1 - Off Street Car Parking and Australian Standard AS 2890.2 N/A
and (where relevant) and the relevant standard drawing in SC6.2 PSP No. 2

(D) locating the access to minimise Engineering Standards — Road's and Drainage Infrastructure.
the impact of vehicle noise on AO1s Where in a Rural Zone, vehicular access and driveway crossovers:
neighbouring/adjoining

do not require the modification, relocation, or removal of any existing
infrastructure (e.g. street trees, fire hydrants, water meters, manholes or
stormwater gully pits);
do not affect or are not adjacent to a a traffic island, speed control device,
car parking bay, bus stop, or other structure within the roadway;
do not require removal or modification of any existing kerbing, traffic
island, speed control device, car parking bay, loading bay, bus stop, or
other structure within the road reserve;

(d) do not require any change to existing footpath/verge profiles, including
table drains (where relevant);

(e) do not have access restricted by an access restriction strip or link reserve;

(f) are sealed where accessing a sealed formed road;

(g) are perpendicular to the road edge; and

properties.

(h  are provided in accordance with the relevant standard drawing in SC6.2
PSP No. 2 Engineering Standards — Roads and Drainage Infrastructure.

Car Parking Provision

AO21 Where in the Principal Centre Zone or Mixed Use Zone Car parking is provided N/A
at the rate of:
Non-Residential Use one (1) parking space per 50m? of GFA; and
Residential Use - one (1) parking space per dwelling.

PO2  Provision is made for on-site vehicle parking to
meet the demand likely to be generated by the
development and to avoid on-street parking
where that would adversely impact on the
safety or capacity of the road network or

unduly impact on local amenity. ) o . o
AO22 Where not in the Principal Centre Zone or Mixed Use Zone Car parking is

Note: Where the development does not meet the provided at the rates set out in Table 9.4.6:3 to this Code. Complies

acceptable outcomes, or where no acceptable
outcome is specified, a parking demand
analysis report prepared by a suitably qualified
person may assist in demonstrating compliance
with the performance outcome.

Note: Where a parking rate for a use is unspecified in Table 9.4.6:3 — no acceptable
outcome is provided.

I ———
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Note: If the number of car parking spaces calculated in accordance with AO2z.1 and
AO:.zis not a whole number, the number of parking spaces to be provided is
rounded-up to next highest whole number.

Note:  Where application is made for establishment of two or more uses on the
same premises, the parking demand is calculated by totalling the
requirements for each use.

Table Error! No text of specified style in document.:1 — Transport, Access and Parking Code — assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments
Transport Network?
PO: The development is located on roads that are | No acceptable outcome is nominated Complies

appropriate for the nature of traffic
generated, having regard to the safety and
efficiency of the transport network, and the
functions and characteristics identified in the
transport network hierarchy contained in SC
6.2 PSP No. 2 — Engineering Standards —
Roads and Drainage Infrastructure.

PO Development does not compromise the No acceptable outcome is nominated Complies
orderly provision or upgrading of the
transport network. 3

POs Onsite transport network infrastructure No acceptable outcome is nominated Complies
(including roads, parking, access and public
transport, pedestrian and cyclist facilities)
appropriately integrates with surrounding
networks and facilitates the orderly
development of adjoining land.*

1 Amended on 3 November 2014
2 Applicants should note that the Department of Transport and Main Roads may have additional requirements.
3 Applicants should note that the Department of Transport and Main Roads may have additional requirements.

4 Amended on 27 April 2018
L
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PO4 Development is designed to encourage travel | No acceptable outcome is nominated Complies
by public transport, walking and cycling. This
may include integrated access between
adjoining sites and/or the provision of mid-
block connections which are safe, functional
and legible for potential users.

AOs1  Car parking areas, pathways and other elements of transport network Complies
infrastructure are designed in accordance with Crime Prevention Through
Environmental Design (CPTED) Guidelines.

POs Car parking areas, pathways and other
elements of transport network infrastructure
are designed to enhance public safety by
discouraging crime and anti-social behaviour,
having regard to:®

(a) provision of opportunities for casual
surveillance;

(b) provision of lighting;

(c) the use of fencing to define public and
private spaces, whilst allowing for
appropriate sightlines;

(d) minimising potential concealment points
and assault locations;

(e) minimising opportunities for graffiti and
other vandalism; and

(f) restricting unlawful access to buildings and
between buildings.

PO¢ Directional signage is provided within a No acceptable outcome is nominated. N/A
development site to assist legibility and
wayfinding, including for pedestrians and
cyclists

Access

AO71  Access driveways and queuing areas are located and designed in accordance | N/A
with the provisions of Australian Standard AS 2890.1 Part 1: Off Street
Carparking.

PO7; Vehicle access arrangements and queuing areas
are appropriate for:

5 Crime Prevention Through Environmental Design Guidelines for Queensland prepared by the State Government may provide applicants with guidance on these matters.
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(a) the capacity of the parking area;

(b)  the volume, frequency and type of
vehicle usage; and

(c)  the function and characteristics of

the access road and adjoining road
network.

POs  Access arrangements minimise any adverse No acceptable outcome is nominated. Complies

impact on:

(a) theintegrity of any infrastructure within
the road reserve;

(b) the safety and convenience of pedestrians
and cyclists;

(c) the safety and convenience of access to
adjacent properties;

(d) the amenity of premises in the vicinity;
and

(e) street trees in the road reserve.

POs  Where the nature of the proposed No acceptable outcome is nominated. N/A

development creates a demand due to the
frequency and volume of vehicle movements
for the set-down and pick—up of passengers,
provision is made for set-down and pick-up
facilities by bus, taxis or private vehicle.

9.4.6 TRANSPORT, ACCESS AND PARKING CODE 6
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PO10c Where set-down and pick-up facilities for bus, AO101 Bus pick-up/set-down areas: N/A
taxis or private vehicles are provided as part of (a) allow a bus, based on the Long Rigid Bus (12m) in Austroads/Standards
development they are: Australia HB72 — Design Vehicles and Turning Path Templates, to turn and
(a) safe for pedestrians, cyclists and vehicles; manoeuvre- in and out of the area in an easy .'.zmd safe.ma!'mer;

(b) conveniently connected to the main (b) affo_rd max@um safety. for passengers boardm_g or alighting buses; .
component of the development by (c) avoid stanc!lng or_queullng. buses from obstructing access to car parking
pedestrian pathway; and spa'ces or circulation wlth|n the Sl.te; an'd '

(c) designed to provide for pedestrian priority (d) av0|q on-street queuing or boarding/alighting of buses th.at wou'ld reduce
and clear sightlines. traffic flow or safety on the road network. One clear traffic lane in each

direction should be maintained.
AO1w02 Car and taxi pick-up/set-down areas: N/A
(a) allow a car to maneouver in and out of the area in an easy and safe
manner;
(b) afford maximum safety for passengers boarding or alighting cars;
(c) avoid standing or queuing cars from obstructing access to car parking
spaces or circulation within the site; and
(d) avoid on-street queuing or boarding/alighting of cars that would reduce
traffic flow or safety on the road network. One clear traffic lane in each
direction should be maintained.
Pedestrian and Cycle Facilities
POw Provision is made for Fhe safe E_md convenient AOi111 Pedestrian pathways and crossings are provided in accordance with SC6.2 Complies
movement of pede.strlans .on site and ) PSP No.2 — Engineering Standards — Roads and Drainage Infrastructure.
external to the  site, having regard to desire AO112  Access for cyclists and pedestrians is clearly distinguished from vehicle N/A
lines, legibility, weather  protection and the access.
needs of people with disabilities. ) o . ) N/A
AO113 Pedestrian paths of a minimum width of 1.5m are provided through each car
parking row and connect to the main entrance(s) to the building(s).
PO12 Provision is made for safe and convenient AO121 Shared paths and on-road cycle lane facilities are provided in accordance N/A
cycle movement to the site and within the with SC6.2 PSP No.2 — Engineering Standards Roads and Drainage
site having regard to desire lines, users’ Infrastructure.
needs and legibility.
Parking and Circulation
PO13 Car parking areas are designed to be: AO13.1 The entry to the car park is clearly signposted. N/A

I ———
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(a) clearly defined, marked and signed; AO132 Parking spaces are freely available for use by the development’s occupants and
(b) convenient, safe and accessible; and visitors during the business hours of the use. N/A
AO133 Visitor or customer parking spaces are located in the most accessible position
to the main entrance of the building and signed as such. N/A
AO13.4 Unless otherwise specified in another code relevant to the development, 60%
of the parking spaces for non-residential development are clearly visible from N/A
the street.
AO135 Public Safety:

(c) safe for vehicles, pedestrians and
cyclists and minimise
vehicle/pedestrian conflicts by
providing clear access lines for
pedestrian movement within car
park areas.

(a) The car park is located where it can be monitored by passers-by or the N/A

occupiers of the development.

(b) Where the car park is open to the public at night, lighting is provided
throughout the car park and along pedestrian access paths in compliance
with Australian Standard AS 1158.3.1 — Road Lighting — Pedestrian Area
(Category P) Lighting — Performance and Installation Design
Requirements.

(c) Exceptin the case of residential development:

(i) where the car park is not required at night, entry to the car park is
physically restricted; and

(i) where the car park is enclosed, the walls are finished in a light
coloured material that reflects light.

(d) Landscaping throughout the car park is provided in a manner, as
indicated in the Landscaping Code that allows surveillance and minimises
the risk of crime.

PO14 Car parking areas are designed to provide AO1a1 N/A
spaces which meet the needs of people '

with disabilities.

Parking spaces for people with disabilities are provided at the rates specified in
Appendix C of Australian Standard AS2890.1 Part 1: Off Street Carparking.
AOuwu> Car parking spaces for people with disabilities are located as near as possible
to the entrance or entrances of the facility or use they serve.
AOuwu3 Parking spaces for people with disabilities are designed in accordance with the
provisions of Australian Standard AS2890.1 Part 1: Off Street Carparking.
AO14.4 Pathways and ramps between parking areas and the entrances to buildings are
designed in accordance with the provisions of Australian Standard AS1428.1:
Design for Access and Mobility.

N/A

N/A

N/A

N/A
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AOuwus Parking spaces for people with disabilities are identified by a sign incorporating
the International Symbol specified in Australian Standard AS1428.1: Design for

access/manoeuvring areas incorporate design

manoeuvring areas are imperviously sealed.

Access and Mobility.
AO1s6 The sign is readily visible from a vehicle at the entrance to the carpark, or N/A
guide signs are provided to indicate the direction of the disabled parking
spaces.
PO1s Car parking areas for non-residential For non-residential development on a site in, or adjoining, a residential zone:
development on a site in, or adjoining, a
residential zone, are designed to minimise any AOi1s1  Car parking and driveway areas are setback a minimum distance of 3m from N/A
adverse impact on the amenity of premises in a side boundary that is common with a residential use in a residential zone.
the vicinity. AO1s2 Landscape planting is used between the car park and driveway areas and the | N/A
side boundary to soften the visual impacts of car park areas and to provide
shade.
AO1s3  An acoustic fence of 1.8m height is provided along the property boundary
that is common with a residential use in a residential zone. N/A
PO1s Car parking and associated access AO1s1 Car parking is provided either at the rear of the development or beneath N/A
arrangements are located and designed to buildings.
avoid dominating the road frontage of the
site or otherwise detracting from
streetscape character.
PO17 Above ground or multi-level car parking areas | AO17.1  Above ground or multi-level parking areas are designed, articulated, and N/A
are designed, articulated and finished to finished to a quality equal to or better than adjoining buildings.
make a positive contribution to the local
streetscape character.
PO1s Landscaping is provided to soften the visual AO1s.1 Aesthetics, glare, heat absorption and reradiation. N/A
impact of car parking areas and to provide o ) )
shading and protection from glare. (a) ::%rlwg:tcgp:g%i E;or:/(ﬁig;mg?:;;tgzg car park in the manner and at the rate
(b) Unless otherwise specified in a zone, precinct or use code, where the car park
adjoins a street frontage, or a boundary with a Residential or other sensitive
land use, a landscaped strip of minimum 3 m width is provided along the
frontage/boundary.
PO1s  Any parking, access and any other vehicle AO191 Car parking, access and any other vehicle access/manoeuvring areas vehicle N/A

9.4.6 TRANSPORT, ACCESS AND PARKING CODE




NU Nexus Urban

measures to avoid dust nuisance to
surrounding properties.

designed to avoid dominating the road
frontage of the site or otherwise detracting
from streetscape character.

otherwise screened to minimise visual intrusion in the streetscape.

PO Noise impacts from vehicle movement areas on AO201 A s.olid,- good quality brick, timber or mgsonry fence of a minimum 1.8m N/A
any adjoining residential or other sensitive land height |s.c9r?structc.ed be_tween any vehlc.I§ movement areas and a boundary
use are mitigated. to an adjoining residential or other sensitive land use.
PO21 Any part of the parking area designated as a AO211  The development is capable of meeting the requirements of Council’s Trade N/A
vehicle cleaning or repair area is designed Waste Policy and the Trade Waste Environmental Management Plan.
and constructed to avoid adverse impact on
water quality or Council’s wastewater or
stormwater infrastructure.
Servicing
PO22 Provision is made for the on-site loading, AO221 The service bays provided and access to them, can accommodate, at any one N/A
unloading, manoeuvring and access by service time, the types and numbers of service vehicles detailed in Table 9.4.6:3.
vehicles that: AO22.2 Service bays provided wholly or partly within a building are physically N/A
(a) is adequate to meet the demands separated from the rest of the buildings floor space in a manner that makes it
generated the development; impract'!cal to use th.ern as storage or'work areas. . '
(b) is able to accommodate the design AO223 The design famd pr.o.vl.smn of acc?ss drl\{eways, ma'noeu'vrlng area§ and loading N/A
service vehicle requirements; and and unloading facilities for service vehicles complies with Australian Standard
(c) does not unduly impede vehicular, AS 2.890.2 - 1989 - Off Street Parkinq — Commercial Vehicle Faci/ities..
cyclist and pedestrian safety and AO224 Veh!cles being loaded or unloaded Wlth. goods stand completely on-s.lte and.do N/A
convenience within the site. not impede access to more than 6 parking spaces or 50% of the on-site parking
spaces (whichever is the lesser) while doing so. N/A
AO22.5 Service vehicles can enter and leave the site in a forward gear.
PO2s3 Refuse collection vehicles are able to access AO231 Where an on-site refuse area is provided, access and manoeuvring areas are N/A
on-site refuse collection facilities. designed and provided to enable access by refuse collection vehicle based on
the Design Service Vehicle in Austroads/Standards Australia HB72 — Design
Vehicles and Turning Path Templates.
PO24 Servicing arrangements minimise any adverse No acceptable outcome is nominated. Complies
impact the amenity of premises in the
vicinity.
PO2s Servicing arrangements are located and AO2s1  Areas used for servicing are not located at the front of developments, or are N/A

9.4.6 TRANSPORT, ACCESS AND PARKING CODE
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Table 9.4.6:3 — Vehicle Provision Rates®

For the purpose of interpreting Columns 2 and 3 — Service Vehicle Provision Rate the following definitions apply:

(1)  ‘No specific rate’ — means the required number of parking spaces (or facilities for service vehicles) will be based on the circumstances of the specific
proposal and assessed against the Performance Criteria and information provided with the application.

(2)  Where the calculated number of vehicle parking spaces is not a whole number, the required number of vehicle parking spaces to be provided is
rounded-up to the next highest whole number;

(3)  Where development involves two or more uses on the same premises, vehicle parking demand is calculated by totalling the requirements for each use;

(4)  When calculating car parking provision rates, ‘Practitioner’ and ‘Staff’ should be considered separate to each other — with ‘Practitioner’ not being
included within the parking provision calculation for ‘Staff’;

(5) SRV -means Small Rigid Vehicle (for vehicle dimensions and manoeuvring requirements see Australian Standard AS 2890.2 — Off Street Parking —
Commercial Vehicle Facilities).

(6) HRV - means Heavy Rigid Vehicle (for vehicle dimensions and manoeuvring requirements see Australian Standard AS 2890.2 — Off Street Parking —
Commercial Vehicle Facilities).

(7) AV - means Articulated Vehicle (for vehicle dimensions and manoeuvring requirements see Australian Standard AS 2890.2 — Off Street Parking —
Commercial Vehicle Facilities).

Development Parking Rates Service Vehicle Provision Rate

Adult Store One (1) space per 25m? GFA. Less than 500m? GFA — 1 HRV.
500m?—1,999m? GFA—1 AV.
2,000m? GFA plus — No specific rate.

Agricultural Supplies One (1) space per 25m? GFA. 1AV.

Store

Air Services Applicant to provide parking report justifying proposed provision of | No specific rate.
parking.

Animal Husbandry No Parking Rate Nominated. No specific rate.

Animal Keeping One (1) space per FTE staff plus five (5) spaces. Nil.

I ———
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Aquaculture One (1) space per FTE staff. No specific rate.
Bar One (1) space per 25m? GFA. No specific rate.
Bulk Landscape Supplies | One (1) space per 200m? of total use area with a minimum of four |1 AV.
(4) spaces.
Car Wash One (1) space per 25m? GFA. Nil.
Caretaker’s Two (2) parking spaces. Nil.
Accommodation
Cemetery 30 spaces plus one (1) space per two (2) FTE staff on the premises at | Nil.
any one time.
Child Care Centre One (1) space per seven (7) children enrolled, plus one (1) space per |Nil.
FTE staff.
Club 0.3 space per patron. 1 SRV.
Community Care Centre | Applicant to provide parking report justifying proposed provision of | Nil.
parking.
Community Residence Two (2) parking spaces. Nil.
Community Use 0.4 space per patron. No specific rate.
Crematorium Applicant to provide parking report justifying proposed provision of | No specific rate.
parking.
Cropping No Parking Rate Required. Nil.

6 Amended on 9 August 2019
e ]
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Detention Facility

Applicant to provide parking report justifying proposed provision of
parking.

No specific rate.

Establishment

(1) space per FTE staff.

Primary — One (1) space per ten (10) students plus 1 space per FTE
staff. The visitor parking can be provided as a set-down per pick-up
area (20% of short term parking);

Secondary — One (1) space per ten (10) year 12 students; plus, a set-
down per pick-up area for visitors and one (1) space per FTE staff;

Tertiary — One (1) space per FTE staff; plus, one (1) space per ten
(10) students.

Dual Occupancy Two (2) parking spaces per dwelling. Nil.
Dwelling House’ One (1) parking space where the dwelling has one (1) or two (2) Nil.
bedrooms.
Two (2) parking spaces where the dwelling has three (3) or more
bedrooms.
Dwelling Unit One (1), per one (1) and two (2) bedroom unit plus two (2) for each | Nil.
unit of three (3) or more bedrooms.
Educational Preparatory - One (1) space per seven (7) children enrolled, plus one | 1 SRV.

Emergency Services

Applicant to provide parking report justifying proposed provision of
parking.

No specific rate.

for any drive-through facility from the collection point.

Extractive Industry Applicant to provide parking report justifying proposed provision of | Nil.
parking.
Food and Drink Outlet One (1) space / 20m? GFA; plus queueing area for ten (10) vehicles |1 SRV.

7 Amended on 29 November 2019
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Function Facility 0.4 space per patron. No specific rate.
Funeral Parlour 0.3 space per seat or to each square metre of GFA whichever is 1 SRV.
greater.
Garden Centre 10% of site area. 1 HRV.
Hardware And Trade One (1) space per 40m? GFA. Less than 1,000m? GFA — One (1) HRV.
Supplies 1,000m? —1,999m? GFA — One (1) AV.

2,000m? GFA plus — No specific rate.

Health Care Services One (1) space per FTE staff, plus three (3) visitors spaces per FTE One (1) ambulance vehicle pick-up and set-down
practitioner. space if more than two (2) practitioners work from
the site at any one time.

High Impact Industry Two (2) spaces per tenancy plus one (1) space per 100m? GFA. 0—999m?2 GFA: One (1) HRV.
1,000m? — 2000m? GFA: One (1) AV.
2,000m? GFA: No specific rate.

Home Based Business One (1) space per non-resident FTE staff. Nil.

Hospital Applicant to provide parking report justifying proposed provision of | No specific rate.
parking.

Hotel 0.4 space per patron. 1AV.

Indoor Sport And Applicant to provide parking report justifying proposed provision of | No specific rate.

Recreation parking.

Intensive Animal No Parking Rate Required. No specific rate.

Industries

Intensive Horticulture One (1) space per staff. No specific rate.

Landing No Parking Rate Required. Nil.

I ———
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Low Impact Industry

Two (2) spaces per tenancy plus one (1) space per 100m? GFA.

0—999m? GFA: One (1) HRV.

1,000m? — 2,000m? GFA: One (1) AV.

2,000m? GFA: No specific rate.

Major Electricity
Infrastructure

No Parking Rate Required.

No specific rate.

Major Sport, Recreation
And Entertainment
Facility

Applicant to provide parking report justifying proposed provision of
parking.

No specific rate.

Market

Eight (8) spaces per 100m? of stall area (excluding access paths).

No specific rate.

Medium Impact Industry

Two (2) spaces per tenancy plus one (1) space per 100m? GFA.

0-—999m? GFA: One (1) HRV.

1,000m? — 2,000m? GFA: One (1) AV.

2,000m?2 GFA: No specific rate.

Motor Sport Facility

Applicant to provide parking report justifying proposed provision of
parking.

No specific rate.

Multiple Dwelling®

One (1) space per one (1) bedroom dwelling.
Two (2) spaces for each dwelling with two (2) or more bedrooms

One (1) visitor space for every four (4) dwellings.

1 SRV where more than 10 units.

Nature-based Tourism

No Parking Rate Required.

No specific rate.

Nightclub Entertainment
Facility

One (1) space per 5m? GFA; plus 0.5 space per staff FTE.

No specific rate.

Non-resident Workforce
Accommodation

No Parking Rate Required.

Nil.

8 Amended on 29 November 2019
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Office

3.5 spaces per 100m? GFA.

Less than 200m? GFA — Nil.
200m? —999m?2 GFA — One (1) AV.

1,000m? GFA plus — No specific rate.

Outdoor Sales One (1) space per 150m? of total use area. 1AV.

Outdoor Sport And Applicant to provide parking report justifying proposed provision of | Nil.

Recreation parking.

Outstation No Parking Rate Required. Not Applicable.
Park No Parking Rate Required. Nil.

Parking Station

No Parking Rate Required

Not Applicable.

Permanent Plantations

No Parking Rate Required.

Nil.

Place Of Worship

One (1) space per 10m? GFA, OR one (1) space per ten (10) seats (or
part thereof), whichever is the greater.

1 SRV.

Relocatable Home Park

One (1) per dwelling, plus one (1) visitor space for every five (5)
dwellings where developments contain five (5) or more dwellings.

No specific rate.

Renewable Energy
Facility

No Parking Rate Required.

No specific rate.

Residential Care Facility

0.3 space per lodging room.

No specific rate.

Resort Complex

One (1) space per unit plus 50% of the requirement for each
ancillary use.

1 SRV.

Retirement Facility

One (1) per dwelling, plus one (1) visitor space for every five (5)
dwellings where development contains five (5) or more dwellings.

No specific rate.

Roadside Stalls

No Parking Rate Required.

Nil.

I ———
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Rooming 0.5 space per Rooming Unit, plus 0.25 visitor space per Rooming Nil.

Accommodation Unit, plus one (1) space for an on-site manager (if applicable).

Rural Industry One (1) space per 100m? GFA. 0-—999m? GFA: One (1) HRV.
1,000m? — 2,000m?2 GFA: One (1) AV.
2,000m? GFA: No specific rate.

Rural Worker’s No Parking Rate Required. Nil.

Accommodation

Sales Office Two (2) spaces per dwelling. Nil.

Service Industry One (1) space per 100m? GFA. Less than 500m? GFA — One (1) HRV.
500m? —1,999m?2 GFA — One (1) AV.
2,000m?2 GFA plus — No specific rate.

Service Station One (1) space per 25m? GFA. 1AV.

Shop One (1) space per 20m? GFA. Less than 500m? GFA — One (1) HRV.
500m? —1,999m?2 GFA — One (1) AV.
2,000m? GFA plus — No specific rate.

Shopping Centre 3.5 spaces per 100m? GFA. No specific rate.

Short-Term One (1) space per unit plus 50% of the requirement for each 1 SRV.

Accommodation ancillary use.

Showroom One (1) spaces per 40m? GFA. Less than 1,000m? GFA — One (1) HRV.
1,000m?—1,999m?2 GFA — One (1) AV.
2,000m? GFA plus — No specific rate.

Substation No Parking Rate Required. No specific rate.

Telecommunications No Parking Rate Required. No specific rate.

Facility

I ———
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Theatre 0.4 spaces per patron. No specific rate.

Tourist Attraction Applicant to provide parking report justifying proposed provision of | No specific rate.
parking.

Tourist Park One (1) per dwelling, plus one (1) visitor space for every five (5) 1 SRV.

dwellings where developments contains five (5) or more dwellings.

Transport Depot One (1) car space for every truck space; plus one (1) space per every | No specific rate.
two (2) non-driver staff.

Utility Installation No Parking Rate Required. No specific rate.

Veterinary Services One (1) space per FTE staff, plus 3 visitors spaces per FTE 1 SRV.
practitioner.

Warehouse 1.5 spaces per 100m? GFA. 0—999m?2 GFA: One (1) HRV.
1,000m? — 2,000m? GFA: One (1) AV.
2,000m?2 GFA: No specific rate.

Wholesale Nursery One (1) space per 100m? of total use area. | HRV.

Winery One (1) space per 25m? of retail GFA plus three (3) spaces per No specific rate.
100m? of manufacturing GFA.

I ———
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 09 Development Codes
9.4 Other Development Code
9.4.4 Landscaping Code

9.4.4.1 Application

(1) This code applies to assessable development identified as requiring assessment against the Landscaping Code by the categories of development and assessment

tables in Part 5 — Tables of Assessment

9.4.6.2 Purpose

(2) The purpose of the Landscaping Code is to facilitate landscaping which is an integral component of urban design, contributing to the creation or enhancement of
quality places and spaces.

(2) The purpose of the code will be achieved through the following overall outcomes:

(a) landscaping assists in the creation of aesthetically pleasing, safe, comfortable and functional environments for people to work, live and visit;

(b) landscaping is suitable for its intended function and is responsive to site and environmental conditions;

(c) existing significant vegetation and ecological values are retained and protected, to the extent practicable;

(d) landscaping is integrated with the overall design of a development, and contributes to a coherent streetscape and the desired local character; and

(e) landscaping is established in a manner that ensures the viability of species utilised and cost effective maintenance.

Editor's note: — Landscape works within or directly adjacent to a State-controlled road corridor required approval from the Department of Transport and Main Roads in accordance with the Transport

Infrastructure Act 1994 and TMR Engineering Policy- Directions and Guides — Policy Number EP143 Road Landscapes.

Comments on the Purpose of the Code:

The purpose of the landscaping code is to ensure that the landscaping elements of any land use development is not overlooked and is designed as an integral component
of the overall development. The landscaping associated with the subject development has been aimed at softening and framing the built structures of the overall
development as well as respecting the adjoining residential properties. The Plan provided is Conceptual on purpose and further detailed planting designs will be
provided later in the process.

9.4.4.3 Assessment benchmarks for assessable development

Table 9.4.4:1 -Landscaping Code-assessment benchmarks for assessable development

Performance outcomes Acceptable outcomes Comments

PO:1 Landscape design is developed by a suitably AO11 Landscape documentation is prepared by the landscape professional Complies — Barry
qualified landscape professional and identified in Table 9.4.4:2. Sweet of Supernatural
demonstrates an integrated approach to Landscapes

planning/development issues and documents
both hard and soft works proposed for the
development.

PO> Landscape construction is undertaken by a AO21  Landscape construction is carried out by a member of the Queensland Complies

suitably qualified landscape professional. Association of Landscape Industries.
]
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POs Landscape design reflects the local context
and incorporates cohesive and desirable

AOs.1to AO33 Complies

AOs31 Where a street or locality has an identifiable character derived from existing }
—although there is no

fth Hling land h vegetation, similar or identical plant species are used. -
aspects of the prevailing landscape character. AOs:2 Existing desirable landscape elements and treatments are incorporated into existing street tree

(Desirable aspec'ts are those considered landscaping to integrate the development into the existing character of the planting in the private
necessary to maintain and enhance the road as well as most of

area.

characjcer, setting and/or am'?'ence' and AOs33 Existing site trees are integrated into the development. the S'te{ indigenous

ecological values of the location.) A0 Speci lection is reflective of cool . vegetation and tree
3.4 pecies selection is reflective of cool temperate species. species have been

selected where

suitable and safe.

AOs.4Complies

POz  Where the development involves the creation Where the development involves the creation of a new road: Complies

of a new road street tree planting is
undertaken having consideration of: AOa1 Street planting is carried out in accordance with the requirements of SC6.2 PSP
No. 2 Engineering Services Infrastructure Roads and Drainage.

(a) the hierarchy and function of the street; i - e
AO42 Species and materials are used that minimise the use of potable water.

(b) selection of appropriate species;

(c) avoidance of conflict between the street AQs3 Street tree planting is in accordance with PSP No.8 — Street Trees.
tree and utilities and services within the
road reserve;

(d) soil conditions;

(e) existing street trees;

(f) solar access; and

(g) driveway access.

Given that the lots are
larger than normal
suburban lots front
fences will be

POs Fencing design and acoustic barriers: AOs1 Front fences longer than 15m and greater than 1,400mm in height are visually
fragmented with recesses at least 1.2m deep and 1.2m wide at 15m intervals,
planted with at least one tree and groundcovers.

AOs> All planting and recesses along a fence are located within the property

(a) are compatible with the existing
streetscape and proposed development

type; and ;
(b) provide visual interest and address the boundary and planting recesses are accessible from within the site. discouraged.
street. AOs3  Where acoustic fencing is required by the planning scheme it is designed by Complies
an acoustic engineer and incorporates a minimum 3m vegetated buffer on N/A
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either side of the fence with vegetation having a mature height equal to or

above the height of the acoustic fencing. N/A
POs Location, desi'gn and provision of plfmting in AOe1 Landscaping visually fragments and shades carparking areas with regular tree
cz.:1rparks and internal roadways achieve a planting in individual planting bays evenly distributed throughout the car N/A
high degree of shade, amenity and safety parking area at the rate of one planting bay per eight (8) carparking spaces.
AOe2 Individual planting bays have a minimum dimension of 1,500 x 1,500mm with N/A
permeable surface treatments and are flush with the finished surface levels of
the car park.
AOs3 No raised kerbing is provided around planting bays. Wheel stops or bollards
. . . . N/A
are used to delineate planting bays where necessary and finished carpark
surface levels fall toward planting areas. N/A
AOs4  Planting bays incorporate ground covers less than 1,000mm height that allow

unobstructed surveillance.

EROUNMDCOVERS TOBASE OF TREES |

TREE SUARD OR BOLLARDSTO
PROTECT THE TREES FROM DRATNASE

o MIMN15 METRES SCUARE PLANTING

ENGHT PARKING SPACES
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/f = * TREESWITHOEAMSTEMSTO

‘ I _%, AMIN OF 2 NETRES
| Lo »
C’ & OPER, LOWHERCWING SHRLBS
T — ANDSROUNDCOVERS TO
% o P’F/ ANAX HETEHT OF LONETRES

PO7; Location and habit of tree planting must not AO71  Species mature height and siting must not interfere with or compromise i
interfere with the function and accessibility of overhead and underground utility assets including stormwater inlet pits. Complies
any adjacent utility services. AO7,  Tree planting must be a minimum of 2m from any mains water easements

. . . Complies
and offset 4m from any sewer main or inspection chamber.

PO¢ Directional signage is provided within a No acceptable outcome is nominated. N/A
development site to assist legibility and way-
finding, including for pedestrians and cyclists

AO71  Access driveways and queuing areas are located and designed in accordance | N/A
with the provisions of Australian Standard AS 2890.1 Part 1: Off Street
Carparking.

PO7; Vehicle access arrangements and queuing areas
are appropriate for:

(a) the capacity of the parking area;

the volume, frequency and type of
vehicle usage; and

(b) the function and characteristics of
the access road and adjoining road
network.

POs Maintenance access points must be AOs1  Access by appropriate maintenance or utility vehicles must be demonstrated Complies

con5|c.jered and af:commodated forin the site with ground surface treatments that are stable and usable in all weather. )
planning and design process. ] . . . . . Complies
AOs>  Functional maintenance vehicle circulation and access gates to be provided.
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POs On-site stormwater harvesting is to be AO9.1 Landscape design takes advantage of the flow of water along overland flow Complies
maximised for irrigating landscaping in paths.
devel.opm.ent with reuse meésures and ) AOs2 Landscaping is used to help maximise opportunities for on-site stormwater )
amelioration of stormwater impacts provided infiltration by: Complies
(a) minimising impervious surfaces and incorporating semi-permeable paving
products;
(b) falling hard surfaces towards pervious surfaces such as turf or mulched
areas;
(c) maximise opportunities for turf and planting areas;
(d) align planting areas parallel to contours to slow the flow of surface water;
and
(e) ensure planting palette comprises canopy tree species.
AOs3 Provision for drainage is incorporated through treatments such as subsurface Complies
drains, swales, ponds and infiltration cells.
AQs.4 Sediment and erosion control measures are provided. Complies
AOgos  Planter boxes on podiums and building forecourts are plumbed to Complies
stormwater.
PO1o Landscape design is integrated with any No acceptable outcome is nominated. Complies
existing urban design theme within the
surrounding area and coordinates paving,
planting, street furniture, lighting, signage
and other elements to reflect that theme and
assist in the creation of a sense of place.
PO11 Design of pedestrian paths and places AO111  Design complies with AS1428 parts 1, 2, 3, and 4 — Design for Access and Complies
reinforces the desired character of the area Mobility
and/or place and includes features to
enhance their use that are of universal design
to ensure non-discriminatory access and use.
PO12 Risks to personal safety and the potential for Landscape design incorporates the following design measures:
crime, vandalism and fear are reduced through
landscape design that has been informed by AO121 The attractiveness of crime targets is minimised by providing opportunities Complies

Crime Prevention Through Environmental
Design (CPTED) principles in relation to:

for effective surveillance through clear sight lines from private to public
space, reducing concealment or entrapment opportunities, public facilities
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(a) Surveillance. (toilets, shelters etc) located to promote use, dual access points, avoiding

(b) Access control. blind corners, and lighting where appropriate.

(c) Territorial reinforcement. AO12> Barriers are used to attract, channel or restrict the movement of people by N/A
(d) Space management. clear spatial definition and legibility, optimising opportunity for public

interaction, visually permeable screens and fencing, appropriate use of
mechanical measures that correspond to actual risk.

AO123 Reinforcing definition of territory and ownership of private, semi-public and
public spaces through clear design cues for use and activities, transitions and | Complies. Refer to
boundaries between public and private, design that encourages public Communal Open Space
interaction and ownership, legible universal signage. Area.

AO124 Space Management: ensuring that public spaces are appropriately utilised N/A
and maintained using vandal- and graffiti-resistant materials, easily
accessed and maintained fixtures.

 Table 9.4.4:2- Landscape Design Professionals ...

Development Type Category of Landscape Professional Required to
Submit Landscape Documentation

Reconfiguring a lot (RAL) <5 lots 5 lots and >5 lots
(Subdivision code)

Landscape designer Landscape architect
Material Change of Use (MCU) <$500K construction value >$500K construction value

Landscape documentation must accompany ) .
any built form/architectural and/or civil Landscape designer Landscape architect
engineering documentation.

Operational Works Applications <$50K construction value >$50K construction value

Landscape designer Landscape architect

I ———
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Toowoomba Regional Planning Scheme 2012(v.27.0) — Part 09 Development Codes

9.4 Other Development Code

9.4.7 Works and Services Code

9.4.7.1 Application
(1) This code applies to assessable development identified as requiring assessment against the Works and Services Code by the categories of development and
assessment tables in Part 5 — Tables of Assessment

9.4.7.1 Purpose

1) The purpose of the Works and Services Code is to ensure development is provided with a level of infrastructure which supports the achievement of ecological
sustainability and maintains or enhances community health?, safety and amenity.

2) The purpose of the code will be achieved through the following overall outcomes:

(a) premises are provided with an appropriate level of services to meet the demands of development.

(b)the integrity of existing infrastructure is maintained.

(c) access, parking, streets and pedestrian and cycle paths are provided to standards that ensure safe, convenient and efficient operation of movement networks.
(d) risk to life and property is avoided.

(e) development facilitates the efficient provision of infrastructure and use of resources.

(f) whole of life cycle costs for infrastructure are minimised; and

(g) the provision of infrastructure, services and utilities needed to service development does not detract from environmental values or from the desired character and
amenity of the locality.

Comments on the Purpose of the Code:
This proposal conforms to the Purpose Statement for this Code. The site has access to adequate urban infrastructure, and the capacity is sufficient for the proposed
residential development Refer to the Services Report prepared by AM Consulting.

9.4.7.3 Requirements for accepted development and assessment benchmarks for assessable development

Table 9.4.7:1 -Works and Services Code — Requirements for accepted development and assessment benchmarks for assessable development
Performance outcomes Acceptable outcomes Comments

Utilities

PO: A water supply is provided that is adequate for AO11
the current and future needs of the intended '

Complies —refer to the

Where within a water supply area, the development is connected to ) _
engineering report by

Council’s reticulated water supply system in accordance with SC6.3

use. PSP No. 3 Engineering Standards — Water and Wastewater AM Civil.
Infrastructure. OR
AO12  Where not in a water supply area, the development is provided with an N/A

on-site water supply in accordance with SC6.3 PSP No. 3 Engineering
Standards —Water and Wastewater Infrastructure.

I ———
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Amended on 3 November 2014 AO13  Water supply systems and connections are designed and
constructed in accordance with SC6.3 PSP No. 3 Engineering Complies — refer to
Standards — Water and ~ Wastewater Infrastructure. Engineers report by
AM Civil.

PO: WasFewater tr.eatment a.nd disposal is AO21  Where within a wastewater area, the development is connected to the Conr.lphes'— refer to the
provided that is appropriate for th_e level of Council’s reticulated wastewater system in accordance with SC6.3 PSP engmgt_erlng report by
demand gejnerated, protects public health and No. 3 Engineering Standards — Water and Wastewater Infrastructure. OR AM Civil.
avoids environmental harm.

AO2.2 Where not within a wastewater area, on-site waste water treatment
and disposal is provided which complies with SC6.3 PSP No. 3
Engineering Standards — Water and Wastewater Infrastructure.
AO23  Wastewater systems and connections are designed and constructed N/A
in accordance with SC6.3 PSP No. 3 Engineering Standards — Water
and Wastewater Infrastructure
Complies

POs The development is equipped with an AOs1  Premises are connected to an electricity supply approved by the Complies
f':\dequate. energy supply a.pproved by and relevant energy regulatory authority.
installed in accordance with the standards of
the relevant energy regulatory authority.

PO4 Prlemlses are.cor?nected t? a N AOs41  The development is connected to telecommunications Complies
telecommulnlcatlons s.erv!ce appr?ved by the infrastructure in accordance with the standards of the relevant
re evath telecommunication regulatory regulatory authority.
authority.

POs Provision is rT1ad.e for futu.re ) . AOs:  Conduits are provided in accordance with SC6.2 PSP No.2 Complies
telt()elcc))mmunlcatlons services (e.g., fibre optic Engineering Standards — Roads and Drainage Infrastructure.?
cable).

PO¢ Development near utility services does not: AOs.1  Setbacks and loadings comply with the Queensland Development Complies

Code QDC MP1.4.2,

12 Amended on 27 April 2018

23 Amended on 27 April 2018
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(a) adversely affect the function of the
service; or
(b) place an additional load on the
service; and
(c) protects the infrastructure form
physical damage; and
(d) allows ongoing necessary access for
maintenance purposes.
POy Infrastructure is integrated with and No acceptable outcome is nominated. Complies
efficiently extends existing networks.
POs Water meter/s are installed and located for easy Water meters will be

AOs1  Water meter/s are installed in accordance with SC6.3 PSP No. 3

access by the relevant authority Engineering Standards — Water and Wastewater Infrastructure

installed at completion
of the construction

works.
Movement Works
POs Premises are provided with the following works AOg1  Design and construction of external road works are undertaken in Complies
along the full extent of the road frontage and to a accordance with SC6.2 PSP No. 2 Engineering Standards — Roads and
standard that is appropriate to the function of the Drainage Infrastructure.
road and the character of the locality: AOs2  Footpaths and bikeways are provided in accordance with the Complies
(a) appropriate roadway treatment; Austroads Guide to Road Design — Part 6A: Pedestrian and P
(b) appropriate pavement edging Cyclist Paths (Austroads 2009m).
(including kerb and channel);
(c) safe vehicular access;
(d) safe footpaths and bikeways;
(e) street scaping or street tree
planting;
(f)  stormwater drainage; and street
lighting systems.
PO10 Provision is made in the road reserve for street AO1w01 Street scaping works; footpaths and cycle paths are provided in Complies
scaping, pedestrians and cyclists in a manner accordance with PSP No. 2 Engineering Standards — Roads and Drainage
consistent with: Infrastructure.
Complies

AO10.2 Footpaths and bikeways are provided in accordance with the Austroads
Guide to Road Design — Part 6A: Pedestrian and Cyclist Paths (Austroads

2009m).
________________________________________________________________________________________________________________________________________________]
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(a) the current and projected level of
usage;

(b) the desired streetscape character; and

(c) activities which are anticipated to
occur within the verge.

POw1 Parking areas are constructed in a manner that | AOi11 Parking area design and construction is undertaken in accordance with N/A
is sufficiently durable for the intended function, the Transport, Access and Parking Code.
maintains all-weather access and ensures the
safe passage of vehicles, pedestrians and cyclists.

PO Movement networks can be easily and AO121 Infrastructure is provided in accordance with SC6.2 PSP No. 2 Engineering | N/A
efficiently maintained. Standards — Roads and Drainage Infrastructure.
Vehicular Access-Non-Residential
PO13 Non-residential vehicular access arrangements to a | AO13.1 Non-residential vehicular access and driveway crossovers to a public road N/A
public roadway, including driveway crossovers: are not:
(a) are safe and do not compromise the efficiency, (a) an additional site/property access;
function, convenience of use or capacity of the (b) to a State-controlled Road or a road with bluestone kerbing;
road network; (c) within 25m of a signalised road intersection;
(b) are located and designed to: (d) within ?Om of an unsignalised road intersection in a Commercial or
Industrial Area;
(i) avoid damage to utility services, pathways, kerbs, (e) within 10m of an unsignalised road intersection in a Community,
road pavement and seal and other council/public Residential, Rural or Other Area;
infrastructure; (f) for a lot with a frontage of 10m or less;
(ii) prevent conflict between vehicles and (g) within 1m of any infrastructure, including street signage, power poles,
cyclists and pedestrians; and street lights, manholes, stormwater gully pits, or other Council/public
(iii) avoid damage to existing street trees and utility asset; and
retain space for the future planting of (h) within the Tree Protection Zone, as defined by Australian Standard
street trees within the verge. 4970-2009.
(c) minimise the number of vehicular accesses Note: An additional site access is considered to be more than one site access.
per site to avoid the loss of on-street car
parking spaces, and are appropriately AO13.2 Non-residential vehicular access and driveway crossovers:
separated from other vehicular accesses and N/A

I ———
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side property boundaries to prevent
interference with:

(i) the safety, capacity and operations of the
existing or planned road network;

(ii) any existing vehicular accesses;

(iii) adjoining properties; and

(iv) cycleways or pedestrian footpaths and
their users.

(d) protect the amenity of premises in the vicinity
and surrounding streetscape by:

(i) use of materials which integrate with the
streetscape (e.g. existing crossovers and
driveways, etc);

(ii) minimising the width and grade of the
access; and
(iii) minimising impacts on the appearance of

the streetscape by retaining existing
vegetation, including approved
landscaping.

(a) do not require the modification, relocation, or removal of any existing
infrastructure (e.g. street trees, fire hydrants, water meters, manholes
or stormwater gully pits);

(b) do not affect or are not adjacent to a traffic island, speed control
device, car parking bay, bus stop, or other structure within the road
reserve;

(c) do notrequire removal or modification of any existing kerbing, traffic
island, speed control device, car parking bay, loading bay, bus stop, or
other structure within the road reserve;

(d) do not require any change to existing footpath/verge profiles,
including table drains (where relevant);

(e) do not have access restricted by an access restriction strip or link
reserve;

f) do not access an unformed or unkerbed road;

g) are constructed from reinforced concrete;

h) are perpendicular to the road edge;

i) retain space for the planting of street trees at a minimum rate of one
(1) per lot frontage; and

Vehicular Access-Residential

PO14 Residential vehicular access arrangements,
including driveway crossovers:

AO14.1 Residential vehicular access and driveway crossovers are not:

(a) an additional site/property access;

(b) to a State-controlled Road or a road with bluestone kerbing;

(c) within 25 m of a signalised road intersection;

(d) within 20m of an unsignalised road intersection in a Commercial

or Industrial Area;

(e) within 10m of an unsignalised road intersection in a Community,
Residential, Rural or Other Area;

() within 1m of any infrastructure, including street signage, power
poles, street lights, manholes, stormwater gully pits, or other
Council/public utility asset;

Complies
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are appropriate for:

the capacity of the parking area;

the volume, frequency and type of
vehicle useage; and

the function and configuration of the
access road.

minimise any potentially adverse impact on:

the safety and efficiency of the road and
pedestrian/cycle paths;
the safety and efficiency of the road and
footpath users;
the integrity of any infrastructure within
the road reserve; and

(iv) the safety of access to adjacent
properties.

protect the amenity of premises in the vicinity
by:

maintaining the predominant vehicular
access pattern in the street, including
consistent width, grade and location;
preserving the residential amenity of the
streetscape, including noise and visual
impact, and consideration of existing
landscaping by considering:
(A) use of materials which integrate
with the streetscape (e.g. existing
crossovers and driveways, etc);

(B) minimising the width and grade of
the access;
(C) minimising impacts on the

appearance of the streetscape by
retaining existing vegetation,
including approved landscaping; and

within the Tree Protection Zone, as defined by Australian
Standard 4970-2009;

for a lot with a frontage of 10m or less;

greater than 4m in width when for a lot with a frontage/width of
more than 10m but less than 20m; and

greater than 6m in width when for a lot with a frontage/width of
greater than 20m.

Note: An additional site access is considered to be more than one site access.

A014.2 Except where in a Rural Zone, residential vehicular access and driveway
crossovers:

(a)

(b)

(c)

do not require the modification, relocation, or removal of any
existing infrastructure (e.g. street trees, fire hydrants, water
meters, manholes or stormwater gully pits);

do not affect or are not adjacent to a traffic island, speed control
device, car parking bay, bus stop, or other structure within the
roadway;

do not require removal or modification of any existing kerbing,
traffic island, speed control device, car parking bay, bus stop, or
other structure within the road reserve;

do not require any change to existing footpath/verge profiles,
including table drains (where relevant);

do not have access restricted by an access restriction strip or link
reserve; or

do not access an unformed or unkerbed road;
are constructed from reinforced concrete;
are perpendicular to the road edge; and

are provided in accordance with the Australian Standard AS
2890.1 — Off Street Car Parking and Australian Standard AS
2890.2 (where relevant), the relevant standard drawing in SC6.2
PSP No. 2 Engineering Standards — Roads and Drainage

Complies
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(D) locating the access to minimise the Infrastructure and Australian Standard AS 4970-2009 — N/A
impact of vehicle noise on Protection of Trees on Development Sites.

neighbouring/adjoining properties. AO14.3 Where in a Rural Zone, residential vehicular access and driveway

crossovers:

(a) do not require the modification, relocation, or removal of any
existing infrastructure (e.g. street trees, fire hydrants, water
meters, manholes or stormwater gully pits);

(b) do not affect or are not adjacent to a traffic island, speed control
device, car parking bay, bus stop, or other structure within the
roadway;

(c) do not require removal or modification of any existing kerbing,

traffic island, speed control device, car parking bay, loading bay,
bus stop, or other structure within the road reserve;

(d) do not require any change to existing footpath/verge profiles,
including table drains (where relevant);
(e) do not have access restricted by an access restriction strip or link
reserve;
(f) are sealed where accessing a sealed formed road;
(g) are perpendicular to the road edge; and
(h) are provided in accordance with the relevant standard drawing
in SC6.2 PSP No. 2 Engineering Standards — Roads and Drainage
Infrastructure.
Earthworks and Retaining Walls
PO1s Earthworks result in stable landforms and AO1s1  Earthworks and the construction of retaining walls and batters are Complies.
structures. undertaken in accordance with SC6.2 PSP No. 2 — Engineering Standards —
Roads and Drainage Infrastructure
PO1s Earthworks do not result in the contamination of | AO1s1  Earthworks are undertaken in accordance with SC6.2 PSP No. 2 - Complies.
land or water and avoid risk to people and Engineering Standards — Roads and Drainage Infrastructure.

property.

I ———
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POL Earthworks are undertaken in a manner that: AO171  Earthworks and the construction of retaining walls and batters are Complies.
undertaken in accordance with SC6.2 PSP No. 2 — Engineering Standards —
(a)  maintains natural landforms; Roads and Drainage Infrastructure.
(b)  minimises height of retaining walls and
batter faces;
(c) does not unduly impact on the
amenity or privacy for occupants of
the site or on adjoining land; and
(d) does not unduly impact on the
amenity of the streetscape.
AO1s1 Earthworks and the construction of retaining walls and batters are Complies.

PO1s Earthworks do not create or worsen any flooding
or drainage problems on the site or on
neighbouring properties.

undertaken in accordance with SC6.2 PSP No. 2 — Engineering Standards —
Roads and Drainage Infrastructure.

AO11 Earthworks and the construction of retaining walls and batters ensure Complies.
driveways can provided in accordance with SC6.2 PSP No. 2 — Engineering
Standards — Roads and Drainage Infrastructure.

PO1s Earthworks do not prevent access or create
difficult access to the property.

AO2.1 Earthworks are undertaken in accordance with SC6.2 PSP No. 2 — Complies.

PO20 Earthworks do not cause a significant impact on ) ) )
Engineering Standards — Roads and Drainage Infrastructure.

the amenity of the locality or along routes taken to
transport material as a result of truck volumes,
dust or noise.

AO2:1  Material is transported in accordance with SC6.2 PSP No. 2 — Engineering | Complies.

PO21 The transportation of material minimises adverse )
Standards — Roads and Drainage Infrastructure.

impact on the road system.

Waste Management

PO22  Where relevant, the development is capable of No acceptable outcome is nominated N/A

providing for the storage, collection, treatment
and disposal of trade waste3 such that:

(a) off-site releases of contaminants do
not occur;
(b) the health and safety of people and

the environment are protected;

3 For the purposes of this code trade waste is defined as water-borne waste from business, trade or manufacturing premises, other than human waste or stormwater.
I —————————————————————
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(c) and the performance of the
wastewater system is not put at risk.
PO2s Appropriate refuse container storage areas are AO23.1 Refuse container storage areas are provided which: N/A.
provided which are: (a) are in a building, outbuilding or other enclosed structure, or

(a) ina building or enclosing structure or otherwise screened from public view, by a minimum 1.5 m high
screened from public view; solid fence or wall or dense vegetation;

(b) of adequate size to accommodate the (b) are provided with an imperviously sealed pad, on which to stand
expected amount of refuse to be the bin(s), that is drained to an approved waste disposal system;
generated by the use; (c) are within normal hose length of a hose cock;

(c) ina position that is conveniently (d) are large enough to accommodate at least one (1) standard sized
accessible for collection; and container per dwelling and, in commercial and industrial
able to be kept in a clean state at all premises, one (1) or more industrial bins of a size appropriate to
times. the nature and scale of use; and

(e) are situated not closer than 6m to a road or 2m to any site
boundary. N/A
AO32 On sites greater than 2,000m? in area, provision is made for refuse
collection vehicles to access the collection area and to enter and
leave the site in a forward direction without having to make more than
a 3-point turn.? N/A
AO233 For multiple dwelling and retirement facility, container storage areas are
located not more than 50m from any dwelling.
PO24 Where the use is non-residential and No acceptable outcome is nominated N/A
generates recyclable waste, provision is made
for conveniently located recycling bins on the
premises, including in the refuse container
storage area.

4 Refer to the Parking, Transport and Servicing Code for refuse vehicle turning requirements.
I —————————————————————
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Construction Management

PO2s Work is undertaken in a manner which AO2s.: Works include, at a minimum: Complies.
minimises adverse impacts on vegetation that
is to be retained. (a) installation of protective fencing around retained vegetation
during construction;
(b) erection of advisory signage;
no disturbance, due to earthworks or storage of plant, materials
and equipment, of ground level and soils below the canopy of
any retained (c)vegetation; and
(d) removal from the site of all declared noxious weeds and
environmental weeds.
PO2s Work is undertaken in a manner which does AO2.1 Construction is undertaken in accordance with the Environmental Complies
not cause unacceptable impacts on Standards Code.
surrounding areas as a result of dust, odour,
noise or lighting.
PO27 While undertaking development works, the site AO271  Construction is undertaken in accordance with the Environmental Complies
and adjoining road are maintained in a tidy, safe Standards Code.
and hygienic manner.
POa2s Traffic, parking and delivery of construction AO2s1 Construction is undertaken in accordance with the Environmental Complies
materials generated during construction are Standards Code.
managed to minimise impact on the amenity
of the surrounding area and to manage the
safety of pedestrians, cyclists and motorists
PO2s Council and state infra.structu.r(.a .is not AO2.1 Construction, alterations and any repairs to infrastructure is undertaken Noted
damaged by construction activities. in accordance with the SC6.2 PSP No.2 Engineering Standards — Roads
and Drainage Infrastructure, Queensland Development Code QDC MP1.4,
and, where applicable, in consultation with the relevant service
authority.”
Noted
AO292 Construction, alterations and any repairs to State-controlled roads and
rail corridors are undertaken in accordance with the Transport
Infrastructure Act 1994.

5 Amended on 27 April 2018
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Our Reference: MCUI/2018/2226
CS Portal Reference: N/A

Contact Officer: Krys den Hertog
Contact: 07 4688 6943
Email: development@tr.qld.gov.au

DOCUMENT ENDORSEMENT
Planning Act 2016

Torrington Land Pty Ltd

C/- Property Projects Australia Pty Ltd
PO Box 3686

TOOWOOMBA QLD 4350

Email: louise@propertyprojectsaustralia.com.au
cc.: james@propertyprojectsaustralia.com.au

2 December 2021

Dear Sir/Madam

Location:
Property Description:
Relevant Planning Scheme:

229 Hursley Road, TORRINGTON QLD 4350
Parent Lot 32 SP304211
Toowoomba Regional Planning Scheme 2012

The request for Endorsement of Engineering Overall Strategies for Stormwater, Water and Wastewater
has been assessed and approved in accordance with the Conditions of Approval for the Decision Notice
issued on 22 October 2018. The conditioned Engineering Overall Strategy for Traffic Impact Assessment
is unresolved at the date of this letter. The following provides the relevant details for Overall Strategies for
Stormwater, Water and Wastewater:

| Details of Endorsement

Endorsement of Documents — Engineering Overall Strategies for Stormwater, Water and Wastewater

| Approved Plans / Documents

The endorsed plans and/or documents are listed in the following table:

for Stormwater

Wastewater Undedicated road
Infrastructure and | name crossed out
Water Supply in red

“Property
Boundaries are not

Plan/ Plan/ .
gur(ri:t:er Document Rev No | Document B::snc:'ig::gl:]ment ﬁg:‘ensc“ LD Date
No Name
1 SK-01 D Preliminary | Conceptual Proposed lot 16
Site Plan Engineering Site numbers crossed November
Stage 1 Plan outin red 2021

P131872 | F1800 448 882 |

Toowoomba Regional Council ABN 99 788 305 360

info@tr.gld.gov.au | wwwitrgld.gov.au | PO Box 3021 Toowoomba QLD 4350




Proposed,
Endorsed or

Approved by this
Plan” in red
“Preliminary
Approval for
Stormwater
Wastewater
Infrastructure and
Water Supply
Documents Only,
Subject to Detailed
Design”in red
SK-08 Robson Conceptual “Preliminary 31 August
Hursley Engineering Plan | Approval for 2021
Road Open | and Section for Stormwater
Channel Robson Hursley Wastewater
Layout & Road Open Infrastructure and
Details Channel Layout Water Supply
and Cross Documents Only,
Section Subject to Detailed
Design”in red
SK-09 Robson Conceptual “Preliminary Revision
Hursley Engineering Approval for C undated
Road Open | Robson Hursley Stormwater
Channel Road Open Wastewater Revision
Longitudina | Channel Infrastructure and A dated
| Section Longitudinal Water Supply 19 July
Section Documents Only, 2021
Subject to Detailed
Design”in red
SK-010 Preliminary | Conceptual Proposed lot 31 August
Sewer Plan | Engineering Site numbers crossed 2021
Stage 1 Plan outin red

for Wastewater

Undedicated road
name crossed out
in red

“Property
Boundaries are not
Proposed,
Endorsed or
Approved by this
Plan” in red

“Preliminary
Approval for
Stormwater
Wastewater
Infrastructure and
Water Supply
Documents Only,
Subject to Detailed
Design”in red




SK-011 Preliminary | Conceptual “Preliminary 16
Sewer Engineering Approval for November
Long Longitudinal Stormwater 2021
Sections Section Wastewater
Sheet 1 for Wastewater Infrastructure and

Water Supply
Documents Only,
Subject to Detailed
Design”in red

SK-012 Preliminary | Conceptual “Preliminary 16
Sewer Engineering Approval for November
Long Longitudinal Stormwater 2021
Sections Section Wastewater
Sheet 2 for Wastewater Infrastructure and

Water Supply
Documents Only,
Subject to Detailed
Design”in red

DM-01 Stormwater | Conceptual Undedicated road 31 August
Catchment | Engineering name crossed out 2021
Plan Pre- Stormwater in red
Developme | Catchment Plan
nt Pre- Development | “Property

Boundaries are not
Proposed,
Endorsed or
Approved by this
Plan”in red
“Preliminary
Approval for
Stormwater
Wastewater
Infrastructure and
Water Supply
Documents Only,
Subject to Detailed
Design”in red

DM-02 Stormwater | Conceptual Proposed lot 31 August
Catchment | Engineering numbers crossed 2021
Plan Post Stormwater outin red
Developme | Catchment Plan
nt Post Undedicated road

Development

name crossed out
in red

“Property
Boundaries are not
Proposed,
Endorsed or
Approved by this
Plan” in red

“Preliminary
Approval for
Stormwater
Wastewater




Infrastructure and
Water Supply
Documents Only,
Subject to Detailed
Design”in red
Stormwater Stormwater | Conceptual Text on page 7 16
Management Manageme | Engineering crossed out in red November
Report — 357 nt Report Stormwater 2021
Proposed Management Appendices A to D
Industrial Report extracted and
Subdivision included as
229 documents 1 to 8 in
Robson this table
Hursley
Road,
Torrington
| Advisory Notes

The endorsed Engineering Overall Strategies are conceptual only, and may be subject to refinement
through the assessment of subsequent development applications.

Property boundaries shown on the endorsed Engineering Overall Strategies are not proposed, endorsed
or approved by the endorsement of the Engineering Overall Strategies.

The conditioned Engineering Overall Strategy for Traffic Impact Assessment is unresolved at the date of
this letter.

Yours faithfully

M—

Matthew Coleman
Principal Planner, Development Services
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1. Introduction

AM Civil has been engaged by the developer, Torrington Land, to provide a stormwater management
report in support of their DA application to Toowoomba Regional Council (TRC), for a proposed
industrial subdivision at Lot 34 (SP304226) Robson Hursley Road, Torrington (refer to Appendix A for
the proposed lot layout). The following items will be addressed in this report.

» Hydraulic analysis to assess the required detention volume to provide non-worsening of
peak stormwater discharge from the catchment upstream of the lawful point of discharge.

» Pollutant modelling to determine the required treatment train required to comply with
TRC'’s stormwater quality policy.
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2. Site Location & Description

The site is located inside the Toowoomba Regional Council boundary at Lot 33 (SP304226) 229
Robson Hursley Road, Torrington.

The property is approximately 28.78ha in area, with the proposed stage 1 industrial subdivision
encompassing 9.6ha of this total area. A natural ridge bisects the site in an east to west direction,
with the natural fall of the site being primarily in a north to south direction towards rural residential
properties that front Hursley Road, and a smaller northern portion grading towards the north and
Robson Hursley Road/Carrington Road. The overall slope of the site ranges in gradient from 1% to
over 25%.

Figure 1 Site Location
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3. Proposed Development

The proposal is to develop the site as a 9 lot industrial subdivision with associated bulk earthworks,
roadworks, stormwater and service infrastructure.

In accordance with current TRC stormwater management policy, non- worsening of peak stormwater
flows will need to be implemented for the proposed industrial subdivision.

The legal point of discharge (LPD) for the subject site has been identified as the proposed drainage
system in Robson Hursley Road for a portion of the northern part of the site and Hursley Road to the
south, for the remaining majority of the site (Refer Appendix B for our stormwater catchment
plans).
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4. Hydrology

Rather than try to maintain the pre-developed catchment conditions, which could compromise the
proposed lot configurations, it has been decided to re-grade the site to allow all stormwater runoff
from the proposed allotments to be routed towards the Robson Hursley Road reserve to the south
west (which then flows into Hursley Rd), which should have the added benefit of reducing the
amount of stormwater runoff currently discharging through the existing rural residential properties
to the immediate south of the subject site.

The solution to be adopted is to provide a detention basin located to the south west of the proposed
development within a dedicated drainage reserve (refer to Appendix C for the preliminary site plan
showing the proposed detention basin location).

We have determined a fraction impervious of 0.9 with a total post development catchment area of
10.6ha (refer to Appendix B for the stormwater catchment plans).

The following tables highlight the parameters used in the hydraulic model.

Table 1 - Pre-developed conditions - Calculated Parameters and Results

Catchment Name A B C
Area (ha) 2.735 6.474 4.560
Time of concentration 10 (10%) 10 (10%) 10 (50%)
(minutes) Impervious
Time of concentration 20 (90%) 20 (90%) 20 (50%)
(minutes) Pervious
Total 1EY Flows (m?3/s) 0.075 0.177 0.479
Total 1% AEP Flows (m?3/s) 0.746 1.76 1.45

Table 2 — Post-developed conditions — Calculated Parameters and Results

Catchment Name A, B&D C
Area (ha) 10.60 2.514
Time of concentration 10 (85%) 10 (10%)
(minutes) Impervious
Time of concentration 20 (15%) 20 (90%)
(minutes) Pervious
Total 1EY Flows (m?3/s) 1.89 0.475
Total 1% AEP Flows (m?3/s) 5.34 1.33

It is noted that the post development catchments (names) do not necessarily correspond to the pre-
development catchments.
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5. Hydraulic Modelling - Quantity

Storm water analysis for this report has been undertaken using DRAINS. DRAINS is a modelling
software package developed for the design and analysis of urban storm water drainage systems. We
have adopted the initial and continuing loss hydrology model to convert Australian Rainfall and
Runoff (2019) Temporal Patterns and rainfall data into runoff Hydrographs.

Table 3 - Initial Loss & Continuing Loss Parameters

Impervious (mm)

Pervious (mm)

Initial Loss

0

30

Continuing Loss

0

3

The adopted method to determine the sites hydrology is in accordance with the procedures and
methods stated in Australian Rainfall and Runoff: A Guide to Flood Estimation, 2019, Commonwealth
of Australia (ARR19). As per ARR19, an ensemble of rainfall events from the 1EY to the 1% AEP
design event, with a duration of 10 minutes to 3 hours have been undertaken, and the mean storm
event for each ensemble of 10 rainfall patterns was adopted for the hydraulic model.

Intensity-Frequency-Duration (IFD) data for the site has been derived in accordance with ARR19 and
via Bureau of Meteorology’s (BOM) Rainfall IFD Data System. The rainfall intensities generated for
the site have been derived from the co-ordinates: -27.564 and 151.936 (Toowoomba)

The detention system has been modelled for each storm event scenario to assist in establishing peak
discharge, and required storage capacity to maintain pre-development flows.

The following tables highlight worse case inflow/outflow for the mean storm events.

Table 4 — Stormwater Modelling Results

9
Peak Storm Pre-DeviIopment Peak Storm Post-DeviIopment Storage |Post Devzlopment Variatio/tr: to Pre
Events |Peak Discharge (m3/s)| Events Peak Discharge Capacity With Developed
(AEP/EY) (AEP/EY) (m3/s) (m3) Detention(m?3) (Col 1 vs Col 3)
2EY 0.091 2EY 1.470 5550 0.090 -1.1
1EY 0.177 1EY 1.890 5550 0.171 -3.4
0.5EY 0.441 0.5EY 2.390 5550 0.433 -1.8
20% 0.678 20% 2.940 5550 0.568 -16.2
10% 0.879 10% 3.480 5550 0.677 -23.0

5% 1.240 5% 4.020 5550 0.771 -37.8
2% 1.490 2% 4.750 5550 1.038 -30.3
1% 1.760 1% 5.340 5550 1.739 -1.2

Based on the DRAINS modelling results, the inclusion of a 5,550m? detention basin, installed prior to
the discharge point, attenuates the nominated catchment flows to pre-development conditions for
the 2EY to 1%AEP rainfall events.
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Refer to Appendix C for our preliminary site plan showing the location and characteristics of the
detention basin and Appendix E for hydraulic modelling data.

Table 5 - Nominated Detention Basin Parameters

Basin Peak 1%

Orifice Structure

Outlet Structure

Basin Invert Low-Flow ) ) )
AEP Water Elevation Spillway Elevation
Level (m AHD) Outlet (m AHD)
Level (m AHD) (m AHD) (m AHD)
230mm orifice 525mm orifice
574.00 576.25
@ 1L 574.00 @ 1L 575.00 576.10

Stormwater Management Plan
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6. Detention Basin Outlet - Discharge Flow Control

Peak discharge outflows from the proposed detention basin will be controlled and contained within
the existing Robson Hursley Road (reserve) via a proposed open channel, installed directly
downstream of the basin. The channel will contain all flows up to and including the 1% AEP storm
event at pre-developed peak flow regime and will ultimately discharge to the existing stormwater
control bunded area at the southern end of the Robson Hursley Road (reserve), allowing the
concentrated open channel flows to return to pre-developed sheet flow conditions, prior to
discharging to the existing culverts in Hursley Road.

As all peak post development flows from the proposed development catchments will be attenuated
to pre-development conditions, prior to the legal point of discharge in Hursley Road, the existing
stormwater control bunded area should have sufficient capacity, without causing any additional
nuisance to adjoining property owners.

No analysis has been undertaken to confirm the capacity of the existing culverts in Hursley Road, but
as the peak flows from the proposed development are no greater than pre-development (existing
conditions), S et outd-pott seasik R A =t =R S5 ictina-cowRe
asset,

Refer Appendix D for the proposed channel details and calculations.
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7. Pollutant Modelling

The development of the 9 lot subdivision site will lead to an increase in total suspended solids, total
phosphorus, total nitrogen and gross pollutants conveyed by stormwater runoff from the site. In
order to achieve the reduction targets identified in TRC’s Stormwater Quality policy of 85% of the
total suspended solid load, 60% of the total phosphorus load, and 45% of the total nitrogen load,
suitable treatments methods will need to be incorporated into the development.

To assess the discharge concentrations of the above key pollutants from the development, the site
was modelled (using MUSIC software) for the following scenarios:

e Post-developed, pre-treatment.

e Post-developed, post treatment.

The developed site was modelled as industrial to reflect the development catchment areas and
treatment routing with an impervious area of 90% adopted

Meteorological data for Toowoomba was used with 10 years of rainfall data analysed between
1/1/1961 - 31/12/1970 at 6-minute time intervals.

The parameters used within this report for run off generation and flow pollutant concentrations are
in accordance with Water By Design MUSIC Modelling Guidelines, Version 1.0-2010.
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8. Treatment Option

Generally, in accordance with Healthy Waterways Water Sensitive Urban Design manual, the most
appropriate management treatment option for this site is bio-retention basins/devices.

The treatment train option adopted is to route the 4EY (Qz month) flows into proposed bio-retention
basins/devices which will be designed and installed by the future lot purchasers/developers.

In order to provide council with confidence that these areas can be adequately provided within the
allotments, without compromising developable floor space, we have undertaken pollutant modelling
to determine indicative filter treatment areas required.

Figure 2 — MUSIC Model Layout

sl g Bioretention A Junctio
B2 ~
Lot 2 [Mixed] Bioretention B Junction

2 i3 >

Lot 3 [M: Bio C Junction

r | b Y
llls .'ﬂ
Lot 4 [Mixed] Bioretention D Junction
|ZHH v
Lot 5 [Mixed] Bioretention E Junction ///themng Node
ld@J o) ) T Train Eff - Receiving Node ﬁ‘
el = B F Junction
Sources Residual Load % Reduction
1
l““"" (ML/yr) | 57.6 56.7 L7
Total Suspended Solids (kg/yr) 12300 1800 85.4
Lot 7 [Mixed] Junction
Total Phosphorus (kg/yr) 321 10.8 66.4
Total m (“!IN") 184 B82.3 55.2
Gross Pollutants (kg/yr) 1590 0 100
Lot 8 [Mixed] Junction
& &

Lot 9 [Mixed] Bioretention | Junction
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Table 6 — Indicative Bio Retention Basin Properties

Lot No. 1 2 3 4 5 6 7 8 9
Extended Detention| 0.30 0.30 0.30 0.30 0.30 0.30 0.30 0.30 0.30
Depth (m)
Filter Area (m?) 60 120 130 70 105 100 170 40 100
Filter Depth (m) 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50 0.50

Bio retention basin sizes shown for the lots are indicative only and will need to be confirmed by the
future lot purchasers/developers when undertaking the detail engineering design for their proposed

site developments.

The results of the treatment modelling undertaken in MUSIC are summarised below

Table 7 — Post Development Modelling Results

Flow Suspended [Total Phosphorous| Total Nitrogen | Gross Pollutants
(ML/yr) Solids (kg/yr) (kg/yr) (kg/yr) (kg/yr)
Pre treatment 57.6 12300 321 184 1590
Post treatment 56.7 1800 10.8 82.3 0.0
Reduction (%) 1.7 85.4 66.4 55.2 100
Target Reduction (%) 0 85 60 45 920

The results highlight that the treatment options detailed above will achieve the storm water quality
objectives identified in TRC’s stormwater quality policy.

Stormwater Management Plan
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9. Conclusions & Recommendations

In support of a DA application for a proposed industrial subdivision, we have analysed the impacts to
stormwater quantity & quality for the subject site.

In accordance with current TRC stormwater management policy, non- worsening of peak stormwater
flows will need to be implemented for the proposed industrial subdivision. The solution to be
adopted is to provide detention basin with a 5,550m3 storage capacity, located to the south of the
proposed development within a dedicated drainage reserve. Refer to Appendix C for the preliminary
site plan showing the proposed detention basin location.

The development will result in an increase in the export of total suspended solids, total nitrogen and
total phosphorus from the site. In order to achieve the reduction targets identified TRC’s Stormwater
Quality policy, the treatment train option adopted is to route 4EY (Q; month) flows into proposed
bio-retention basins, which will be designed and installed by the future lot purchasers/developers
when undertaking the detail engineering design for their proposed site development.
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11/16/21, 2:37 PM Rainfall IFD Data System: Water Information: Bureau of Meteorology

> Australian Government

B’z Bureau of Meteorology

Location

Label: Toowoomba
Latitude: 27.5625 [Nearest grid cell: 27.5625 (S)]
Longitude:151.9375 [Nearest grid cell: 151.9375 (E)]

IFD Design Rainfall Intensity (mm/h) Issued: 16 November 2021

Rainfall intensity for Durations, Exceedance per Year (EY), and Annual Exceedance Probabilities (AEP).
FAQ for New ARR probability terminology

Unit: mm/h v

Annual Exceedance Probability (AEP)

Duration 63.2% | 50%# 20%* 10% 5% 2% 1%

1 min 132 150 206 244 282 332 371
2 min 112 127 177 213 249 297 335
3 min 104 119 164 197 229 272 306
4 min 98.7 112 155 185 214 254 284
5 min 93.9 107 147 174 202 239 267
10 min 75.7 85.8 118 139 161 189 211
15 min 63.6 72.2 99.2 118 135 159 178
20 min 55.1 62.6 86.1 102 118 139 155
25 min 48.7 55.3 76.2 90.5 105 123 138
30 min 43.8 49.7 68.6 81.5 94.3 111 125
45 min 33.9 38.5 53.1 63.2 73.3 86.9 97.4
1 hour 27.9 31.6 43.6 52.0 60.4 71.7 80.6
1.5 hour 20.9 23.7 32.6 38.8 45.1 53.7 60.5
2 hour 17.0 19.2 26.2 31.3 36.3 43.3 48.8
3 hour 12.6 14.2 19.2 22.9 26.5 31.6 35.7
4.5 hour 9.33 10.5 14.1 16.7 19.3 23.0 25.9
6 hour 7.56 8.44 11.3 13.4 15.5 18.4 20.7
9 hour 5.64 6.28 8.38 9.87 11.4 13.5 15.2
12 hour 4.59 5.11 6.81 8.01 9.24 10.9 12.3
18 hour 3.45 3.84 5.13 6.05 6.98 8.26 9.27
24 hour 2.82 3.15 4.23 5.00 5.78 6.84 7.68
30 hour 2.41 2.70 3.65 4.33 5.02 5.94 6.67
36 hour 2.12 2.38 3.24 3.85 4.48 5.31 5.97
48 hour 1.72 1.94 2.68 3.21 3.75 4.46 5.02
72 hour 1.28 1.45 2.03 2.46 2.90 3.47 3.92
96 hour 1.03 1.17 1.64 2.00 2.38 2.86 3.24
120 hour 0.859 0.976 1.38 1.68 2.01 2.41 2.74

www.bom.gov.au/water/designRainfalls/revised-ifd/?design=ifds&sdmin=true&sdhr=true&sdday=true&nsd%5B%5D=&nsdunit%5B%5D=m&coord...  1/2



11/16/21, 2:37 PM Rainfall IFD Data System: Water Information: Bureau of Meteorology

144 hour 0.739 0.838 1.18 1.44 1.72 2.07 2.35
168 hour 0.649 0.733 1.02 1.24 1.48 1.78 2.03
Note:

# The 50% AEP IFD does not correspond to the 2 year Average Recurrence Interval (ARI) IFD.
Rather it corresponds to the 1.44 ARI.
* The 20% AEP IFD does not correspond to the 5 year Average Recurrence Interval (ARI) IFD.
Rather it corresponds to the 4.48 ARI.

This page was created at 13:48 on Tuesday 16 November 2021 (AEST)

© Copyright Commonwealth of Australia 2021, Bureau of Meteorology (ABN 92 637 533 532) | CRICOS Provider 02015K |
Disclaimer | Privacy | Accessibility

www.bom.gov.au/water/designRainfalls/revised-ifd/?design=ifds&sdmin=true&sdhr=true&sdday=true&nsd%5B%5D=&nsdunit%5B%5D=m&coord... 2/2
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Our Reference: MCUI1/2018/2226
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Contact Officer: Krys den Hertog
Contact: 07 4688 6943
Email: development@tr.qld.gov.au
DOCUMENT ENDORSEMENT
Planning Act 2016

Torrington Land Pty Ltd

C/- Property Projects Australia Pty Ltd

PO Box 3686

TOOWOOMBA QLD 4350

Email: louise@propertyprojectsaustralia.com.au

cc.: james@ propertyprojectsaustralia.com.au

23 May 2022

Dear Sir/Madam

Location: 229 Hursley Road, TORRINGTON QLD 4350

Property Description: Lot 25 SP288572, Lot 32 SP304211
Relevant Planning Scheme: Toowoomba Regional Planning Scheme 2012

The request for Endorsement of Engineering Overall Strategy for Traffic Impact Assessment has been
assessed and approved in accordance with the Conditions of Approval for the Decision Notice issued on
22 October 2018. The following provides the relevant details for Overall Strategy for Traffic Impact
Assessment:

| Details of Endorsement |

Endorsement of Document — Overall Strategy for Traffic Impact Assessment

| Approved Plans / Documents

The endorsed plans and/or documents are listed in the following table:

Plan/ Rev Plan/ Plan /

Document No Document Document Council Markup / Notes Date
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Toowoomba Regional Council ABN 99 788 305 360 N



| Advisory Notes

The endorsed Engineering Overall Strategy is conceptual only, and may be subject to refinement through
the assessment of subsequent development applications.

Yours faithfully
Stewart Somers
General Manager, Planning & Development
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1.0 INTRODUCTION

Rytenskild Traffic Engineering (RTE) has been engaged by Torrington Land Pty Ltd to prepare a
preliminary Traffic Impact Assessment of its proposed Low and Medium Impact Industry development
site at Torrington.

This report has been prepared in response to condition 25 (refer below) of a Variation Approval issued
in 2018. The Variation Approval effectively changes the zoning of the land from Emerging Community
to part Low Impact Industry, Medium Impact Industry and Constrained Land Area.

This report partly responds to the items listed below in condition 25. Itis intended that a further Traffic
Impact Assessment be carried out upon confirmation of the local road network requirements.

TRAFFIC IMPACT ASSESSMENT - OVERALL STRATEGY

25. The Traffic Impact Assessment — Overall Strategy must be prepared by a Registered Professional
Engineer Queensland - Civil (RPEQ) in accordance with the requirements of the Toowoomba
Regional Planning Scheme 2012 Version 19, Schedule 6 Planning Scheme Policies (PSP), SC6.2
PSP No. 2 — Engineering Standards — Roads and Drainage Infrastructure and its referenced
guidelines, which includes, but is not limited to, the following:

251 A review of existing traffic conditions including current traffic volumes, historical traffic
growth rates, accident history (particulary if it is a, ‘black spot' location), the existing road
geometry and any relevant current traffic and/or transport planning studies;

252 The volume and type of vehicles that will be generated by the development, the
distribution of the traffic on the existing and proposed road network, car parking
requirements and access requirements to and from the Variation Approval Area;

253 Concept plan/s, drawn to scale, including cross sections showing details of any works
necessary to mitigate the impact of the traffic from the development such as traffic
calming, traffic signals, roundabouts, minor intersection controls such as stop or give way
signs, road widening and similar treatments;

254 Nominated industrial vehicle routes in a road hierarchy that do not pass established
residential development before joining the State Controlled Road network. Nominally,
vehicle routes should return vehicles to Carrington Road using Robson Hursley Road,
Rielly Street or Hillman Street;

25,5 Any land resumption requirements for any proposed works, by the applicant, Council, or
Main Roads, are to be clearly identified on the concept plan/s;

256 Consideration must be given to the requirements of alternative modes of transport such
as pedestrian movements, cyclists, public transport and special needs group;

26.7 The scope of the report should extend through the adjoining road network where
development generated traffic continuously exceeds five per cent (5%) of the existing
traffic;

25.8 Provision for a future road link with a minimum 26m (Industrial Collector) reserve wide
between Rielly Street and Robson Hursley Road. The preferred alignment will be along
the ridgeline within Lot 32 SP304211 including an extension south of Rielly Street. The
land must not be encumbered by permanent structures, services such as pump stations,
services easements or operational uses; and

259 Preliminary road network layout plans and a road hierarchy plan for the likely
development potential of the land subject of this Variation Approval and how the
proposed road network interfaces with the existing road network.

This report version responds to the following further issues raised by Council in November 2021:
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e The adopted trip generation of 0.5/100m? appears to be low. TIA should be updated to adopt
0.7/100m?2,

RTE comment: This has been revised accordingly, please refer to section 4.1.

e The submitted TIA has not considered the impacts/how the preliminary approval traffic
generation will impact the surrounding road networks with consideration to the existing
developable land area. As the development intends on providing a road connection to the
existing low impact industry land to the east the TIA should be updated to include traffic
generated from this land.

RTE comment: Please refer to section 4.2.

e Section 5.2 recommends that the connection road between Robson Hursley Road and Reilly
Street which will then provide a future connection to Hursley Road will be a distributor road.
Council believes this road should be a collector standard. Please update the TIA to specify this
road connection as a collector.

RTE comment: Section 5.2 has been amended accordingly

e Traffic impact assessments on the existing road network and intersection will be required
before or in the next RAL application.

RTE comment: Noted, this has been the intent.

e The TIA recommends that Robson Hursley Road alighnment is altered to the east. However
Robson Hursley Road already has a road reserve connecting to Hursley Road. The east west
connection road will be required to be provided with a new name. Please update the TIA and
other documents to remove the recommendation and all references to the east west
connection road being called Robson Hursley Road.

RTE comment: Section 5 has been amended accordingly.

e Further detail is required to demonstrate to the satisfaction of Transport Planning why the
direct north south extension of Robson Hursley Road is not viable.

RTE comment: It is intended that the viability of a connection of Robson — Hursley Road to Hursley
Road will be investigated as part of a future application for a Reconfiguration of a Lot.
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2.0 SUBJECT SITE

As shown in Figure 2.1, the subject site is located to the west of Rielly Street and east of the Robson —
Hursley Road at Torrington.

Approximately 9 hectares of the northern part of the site is developable and has been approved for
Low — Medium Impact Industry use. Council has conditioned that a road be constructed through the
site allowing for future connection between the Robson — Hursley Road and Rielly Street.

Torrington Land Pty Ltd also own the land to the east, also Lot 34 on SP312467, which is included in

the Low Impact Industry Zone and extends through to Hursley Road to the south. However, this land
is outside the Variation Approval Area.

Page 6 of 19



Mt . Qfﬁsc Elrglrlwe!e.rmdg

o,
g,
s o
o

‘ Tavior

T 2 WA

Variation
= Approval Area

Variation
Approval Area

FIGURE 2.1 — LOCATION OF SUBJECT SITE

Page 7 of 19



N rytenskild
\%%Y_ Traffic Engineering

3.0 SURROUNDING ROAD NETWORK

3.1 Existing Local Road Network

Carrington Road is a State-controlled road and forms part of the Toowoomba — Cecil Plains Road route.
It has a posted speed limit of 70km/hr.

The Carrington Road / Rielly Street intersection comprises of a Type AUL left turn treatment and basic
right turn treatment.

The Hursley Road / Molloy Street intersection provides for access to the local industrial area from
Hursley Road. This is a channelised intersection comprising of a Type CHR right turn treatment and

Basic left turn treatment.

To the east, Tait Street and Lewis Street provide secondary access to Boundary Street, with basic turn
treatments in place.

Images of the local road network are provided in Figures 3.1 and 3.2.

3.2 Road Hierarchy

As shown in Figure 3.3, the Toowoomba Road Hierarchy plan nominates the following classification
for each road within the local area:

e Carrington Road - Regional Arterial road
e Hursley Road - Sub-Arterial road

e Robson — Hursley Road - Distributor road

e Rielly Road, Hillman Street, Tait Street - Distributor road

e Molloy Street (south) - Local road.
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Hillman Street Proposed sight

——— Oy

RIELLY STREET NEAR THE SITE

j—

Molloy Road

Rielly Street

FIGURE 3.1 — IMAGES OF THE LOCAL ROAD NETWORK
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FIGURE 3.2 — AERIAL IMAGE OF PRIMARY INTERSECTIONS (OF INTEREST)
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FIGURE 3.3 — EXTRACT FROM TOOWOOMBA ROAD HIERARCHY MAP
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3.3 Surveyed Traffic Volumes

Traffic survey data was obtained from the Department of Transport and Main Roads (Attachment A).
As shown in Figure 3.4, such indicate that Carrington Road carried in the order of 5,500 vehicles per

day.

N

2874 (25% HY) ——» Carrington Road

& 2598 (29% HV)

FIGURE 3.4 — SURVEYED ANNUAL AVERAGE DAILY TRAFFIC (AADT)
(YEAR 2016)

It is estimated that Hursley Road carries in the order of 5,000 vehicles per day between Boundary
Street and Cooper Road, and approximately 2,500 vehicles per day west of Cooper Road.

34 Future Traffic Volumes
Historical traffic data (based on TMR Census Data) indicates a compounded annual traffic growth rate

of 2% per annum between 2010 and 2016. Application of this rate indicates a future traffic volume of
7,300 daily trips in 2031.

Based on the above, it is estimated that background traffic on Carrington Road would be as follows:

375 (25% HVY) ——» Carrington Road

<“——  347(29% HV)

AM PEAK

347 (25% HY) ——» Carrington Road

+——— 375(29%HV)
PM PEAK

FIGURE 3.5 - FUTURE PEAK HOUR BACKGROUND TRAFFIC ESTIMATE (YEAR 2031)
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4.0 TRAFFIC GENERATION OF APPROVED LAND USE
4.1 Traffic generation

The subject site has a developable area of approximately 9 hectares (refer Figure 4.1). Assuming an
average trip generation rate of 7 daily trips and 0.7 peak hour trips / 100m? GFA and 45% site cover,
the site would generate in the order of 2,850 vehicles per day and 285 vehicles per hour.

’

Legend: Qlient: Property Projects Australia Pty Ltd TeEEnE
Low Impact Industry Area Application:  Structure Plan
= Medium Impact Industry Area Site Address: 229 Hursley Road, Torrington OLD 4350
B Constained Land Area RPD: Lot 34 on SP303028 and Lot 32 on SP304226
= = Fyture Indicative Road Alignment Scale: NTS
we—e \/ariation Approval Area Source: Nearmap and Queensiand Globe
The content of this decument includes third party data. Property Projects Australia Pty Ltd does not guarantee the accuracy of such data

FIGURE 4.1 — PROPOSED LAND USE PLAN
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Potential impacts on surrounding road network

A detailed analysis of road network impacts and any required mitigation works will be carried out as
part of a future application (Reconfiguration of a Lot). However, broadly, it is considered that:

The road network provides four connections to the major road network, which will allow traffic
generated by the proposal to distribute to a number of intersections rather than have a
focused impact on an individual junction. Although, the majority of development generated
traffic is likely to use Robson-Hursley Road and Rielly Street to access Carrington Road.

There does not appear to be any capacity issues with the use of Hillman Street, Molloy Street
and Lewis Street, and the associated connections to Boundary Street and Hursley Road. Such
use would be low and generally for movement to other industrial uses in the local area, or by
workers travelling to and from surrounding residential areas.

The Carrington Road / Rielly Street intersection currently comprises a Basic right turn treatment.
An upgraded form of right turn treatment (for movement to Rielly Street may be required and
it appears that a Type CHR(S) treatment could be achieved through a modification of line
marking. However, with the Robson Hursley Road connection to Carrington Road underway
and scheduled for completion first quarter 2022, it is anticipated that this will obviate the
requirement for this upgrade.

Given the projected background volume of 7,500 vehicles per day on Carrington Road, it is
expected that the Carrington Road / Rielly Street and Carrington Road / Robson Hursley Road
intersections will function satisfactorily as a priority controlled junctions. Traffic signals are
typically triggered when traffic volumes on the major road of such intersections approach
12,000 vehicles per day, although this also depends of the right turn demand on the minor leg.
This will be reviewed in detail as part of a future application for a Reconfiguration of a Lot.

Page 14 of 19



NoJytenskild

Traffic Engineering

5.0 ROAD NETWORK
5.1 Current planning

As shown in Figure 3.6, the local road network within the existing industrial area bounded by Boundary
Street, Carrington Road, Hursley Road and the Robson — Hursley Road, are generally nominated as
Distributor Roads.

It is noted that the road hierarchy plan does not nominate a connection through the subject site
between Rielly Street and the Robson — Hursley Road, however has been required as a condition of
approval.

A connection is planned between Carrington Road and Hursley Road via the future construction of
Robson-Hursley Road to an Industrial Collector standard, notwithstanding it is nominated as a
distributor road.

Whilst a connection is not shown between Rielly Street (current termination) and Hursley Road, we

understand it is Council’s preference to achieve improved north-south movement between Hursley
Road and Carrington Road, hence the planned connection via Robson-Hursley Road.

5.2 Recommended Structure

e southern leg of Robson Hursley Road (as discussed in section 5.1), it
n Carrington Road and Hursley Road is rerouted
ce Land at the time it is

Due to the constrain
is recommended that the planned connecti
through the Variation Approval Area and, ultimately, throug
subdivided, to connect with Hursley Road.

The proposed route will achieve the broader road planning intent, as identified at Condition 25 of the
Variation Approval.

In accordance with Condition 25 of the Variation Approval, it is recommended that the proposed
connection is constructed as an Industrial Collector Road , 27.0 metre standard (refer Figure 5.2).

The treatment of intersections, such as the Carrington Road / Rielly Street or Robson-Hursley Road
(Extension) / Rielly Street intersections, will be assessed and determined as part of a subsequent Traffic
Impact Assessment that will be required to accompany future development application(s) made for
land within the Variation Approval Area.
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To be investigated as part of
future Ral appllcatlon

H.ﬂ’eh.‘

Current primary road network pIanned by CounC|I Recommended primary road network
without conditioned link through subject site

Arterial

Sub-arterial
Distributor / Collector
Local Access

FIGURE 5.1 - RECOMMENDED CHANGES TO LOCAL AREA ROAD NETWORK HIERARCHY
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6.0 ROAD SAFETY ASSESSMENT

As shown in Figure 6.1, crash data provided by TMR indicates that there has been five recorded
accidents along the section of Carrington Road between Boundary Street and Rielly Street, over a seven
year period. Data has not been obtained for Hursley Road.

Carrington Road has a straight alignment and provides satisfactory visibility for drivers approaching a
vehicle turning into property access points. Satisfactory safety will be achieved at the Carrington Road
/ Rielly Street intersection by ensuring that the intersection is upgraded in accordance with Austroads
design guidelines.

A further assessment of crash data and road safety risks will be carried out as part of a future Traffic
Impact Assessment.
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FIGURE 6.1 — MAP OF RECORDED CRASHES ALONG CARRINGTON ROAD (2010 —2017)
SOURCE — TMR DATA ANALYSIS UNIT
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7.0 SUMMARY OF CONCLUSIONS & RECOMMENDATIONS

e The subject site is located to the west of Rielly Street and east of the Robson — Hursley Road
at Torrington. Approximately 9 hectares of the northern part of the site is developable and
has been approved for Low — Medium Impact Industry use. Council has conditioned that a
road be constructed through the site allowing for future connection between the Robson —
Hursley Road and Rielly Street.

The local road network within the existing industrial area bounded by Boundary Street,
Carrington Road, Hursley Road and the Robson — Hursley Road, are generally nominated as
Distributor Roads under the Toowoomba Road Hierarchy. Carrington Road is an Arterial Road,
and Hursley Road a Sub-Arterial Road.

The road hierarchy plan does not nominate a connection through the subject site between
Rielly Street and the Robson — Hursley Road, however has been required as a condition of
approval.

Traffic survey data was obtained from the Department of Transport and Main Roads indicates
that Carrington Road carried in the order of 5,500 vehicles per day. Itis estimated that Hursley
Road carries in the order of 5,000 vehicles per day between Boundary Street and Cooper Road,
and approximately 2,500 vehicles per day west of Cooper Road.

e Assuming an average trip generation rate of 7 daily trips and 0.7 peak hour trips / 100m? GFA
and 45% site cover, the site would generate in the order of 2,850 vehicles per day and 285
vehicles per hour.

The viability of an extension of Robson — Hursley Road to Hursley Road will be reviewed in
detail as part of a future application for a reconfiguration of a lot.

A further Traffic Impact Assessment should identify the potential impact of traffic generated by the
proposed land uses upon the local road network, particularly for the intersections with Carrington
Road, Boundary Street and Hursley Road. The outcome of this assessment will be dependent on the
type and scale of development applications that are subsequently lodged within the Variation
Approval Area.
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Appendices B

Master Plan for Locality

Lot 1, SP349893, Rielly Street, Torrington

Low Density Residential Use Application
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Appendices D

Preliminary Approval

Document
With attachments;

Landscape Concept Plan
Amend

Plan showing communal
space

Master Plan of Locality
Practice Note Guidelines for
Landslide Risk Management
Foundation Maintenance
and Footing Performance

Lot 1, SP349893, Rielly Street, Torrington

Low Density Residential RAL Application
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Appendices E

Proposed Subdivision Plan

Lot 1, SP349893, Rielly Street, Torrington

Low Density Residential Use Application
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Appendices C

Specialists Reports
With attachments;

e Engineering Report

e Traffic Impact Assessment

e Geo-Tech Report

e Landscape Plan

e Environment, Bushfire and
Tree Report

Lot 1, SP349893, Rielly Street, Torrington

Low Density Residential RAL Application
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