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SC6.6 Planning scheme policy for agricultural buffers
SC6.6.1
(1)

Purpose

The purpose of this planning scheme policy is to:Provide guidance for the design, construction and ongoing maintenance of
agricultural buffers to minimise conflicts between agricultural operations and
sensitive land uses (e.g. residential uses and urban development).
Inform the design of new residential development proposed adjacent to agricultural
land uses in order to limit impact on lawful agricultural operations.
Provide appropriate design considerations and maintenance advice to ensure
buffers are effective in mitigating off-farm impacts adjacent to sensitive land uses.
To support applicants in satisfying the requirements of the planning scheme, and to
assist development assessment officers in their assessment of new development
applications that require agricultural buffers.

SC6.6.2
(1)

Application

This policy applies to development that requires the establishment of an agricultural
buffer to satisfy the requirements of the State Planning Policy Guideline: State Interest–
Agriculture.

(2)

This policy provides supporting requirements to assist in achieving acceptable outcomes
within the Bundaberg Regional Council Planning Scheme (planning scheme) and is read
in conjunction with the planning scheme.

SC6.6.3

What is an agricultural buffer?

Separation areas and buffers are commonly used as part of effective land use planning and
conflict management against incompatible land uses. Agricultural buffers provide an area of
separation between conflicting agricultural, residential and sensitive land uses and are typically
vegetated to form a physical and visual barrier.
Agricultural operations are regulated by specific environmental laws and codes. Regulations
vary between agricultural industries and seek to protect specific environmental values. While
these regulations do deal with mitigating impacts to surrounding environments, they are not
specific to management of impact to interfacing residential and sensitive land uses. It is
therefore necessary to consider how the land use regulatory framework provides guidance on
how to manage this type of impact between uses. The requirement for vegetated buffers on the
encroaching land use is an effective method of mitigation.
Agricultural operations can generate various off-farm impacts such as dust, smoke, ash, noise,
smell, light, contaminants, chemical spray drift and irrigation overspray. These agricultural
activities can be intermittent, seasonal, or continual.
Where development for a residential or sensitive land use is introduced into an area where
agricultural operations exist then the residential or sensitive land use should include an
appropriate buffer that mitigates the risk to amenity, health and safety that may arise from the
interface with the established agricultural activities.
Agricultural buffers are incorporated into the design of the proposed development to limit impact
to the existing agricultural activity.
Agricultural buffer design, size and suitability will vary depending on the agricultural operations
and impacts it is mitigating. This policy provides design considerations and provisions to ensure
an agricultural buffer is suitable and effective for its context.
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Editor’s Note—Council will consider this policy where a proposal adjoins an existing agricultural activity, and
when adjoining land that could foreseeably be used for agriculture, including land identified as ALC Class A and
B or within the Rural zone.
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SC6.6.3.1

Agricultural buffer characteristics and design considerations

SC6.6.3.1.1

General

(1)

Buffer design is influenced by the critical farming operations that can generate off-farm
impacts on adjacent urban land.

(2)

Various agricultural practices and industries have divergent off-farm impacts that need to
be considered when designing buffers that are suitable and effective.

(3)

This section outlines the general attributes that need to be considered when designing
and implementing a buffer, including buffer height, width, density and length.

SC6.6.3.1.2

Buffer height

(1)

The height of a buffer determines the level of protection given to the leeward side of the
buffer. The height of the buffer will offer protection downwind for approximately ten (10)
times the buffers height.

(2)

Due to the potential for the buffer to cast shade or draw away water and nutrients from
the production area, the height of the buffer will typically influence the distance it should
be located away from the production area.
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SC6.6.3.1.3

Buffer height effect (indicative only - not to scale)

Buffer width

(1)

The width of a buffer includes the overall distance of planting and maintenance access,
between the property boundary (production area) and the protected zone (sensitive land
use).

(2)

The buffer width should provide adequate room to facilitate multiple rows of vegetation to
effectively mitigate pollutants.

(3)

The vegetation is made up from two components:
Rows of quick growing vegetation to establish an initial screen; and
Multi-layered rows of longer-term trees and shrubs that give a thicker and more
effective buffer to the adjacent sensitive land use.

(4)

The overall buffer width is dependent on the density of planting which relates specifically
to the agricultural use of the adjacent production area.

SC6.6.3.1.4

Buffer density

(1)

The density of planting within a buffer is relative to the agricultural use located on the
adjacent land and what potential off-farm impacts are being produced.

(2)

Density of planting should be multi-layered to ensure particulate matter within the air is
effectively captured by foliage. Layering of planting decreases the risk of undesirable
wind tunnels through the buffer.

(3)

The buffer should be permeable and planted to allow air flow to pass through.
Appropriate permeability reduces undesirable turbulence on the leeward side of the
buffer.

(4)

Permeability of approximately 50% is desired to provide adequate protection of downwind
areas.
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Density of the planting will influence the eventual growth height of the buffer. Vegetation
that is planted closer together (denser) will compete against each other for access to light
and nutrients, and will therefore grow taller, increasing the buffer’s effectiveness.

Figure SC6.6.3B

SC6.6.3.1.5

Buffer density effect (indicative only - not to scale)

Buffer length

(1)

Buffer length refers to the linear length of the buffer to its furthest extent.

(2)

Vegetated buffers act as windbreaks. Longer windbreaks are more effective than shorter,
as there is an increased level of turbulence at each end of a windbreak. Where
practicable, the buffer should extend past any area that is requiring protection.

(3)

The length and height of the buffer determines the overall extent of the protection area. It
is optimal for the buffer to be at least ten (10) times longer than its height, where possible.
Editor’s Note—To reduce the number of breaks in the buffer planting, lot layout and design should minimise the
number of boundaries that traverse the buffer area.

Figure SC6.6.3C

SC6.6.3.2

Buffer length effect (indicative only - not to scale)

Buffer types

Selecting the most appropriate and effective buffer type depends on the stage of development,
land use, and type of agricultural production that is occurring on the adjacent land. Generally,
agricultural buffers fall into two main categories: Static buffers and Transitional buffers.
SC6.6.3.2.1

Static buffer

A Static buffer is:(1)

Located on a defined urban edge, as a permanent buffer between agricultural uses, ALC
Class A and B land, and an urban settlement area.

(2)

Multi-layered with staggered rows of trees and shrubs to provide protection from the
agricultural production area and increase the visual amenity and aesthetic of the buffer.

(3)

Comprised of various species of trees and shrubs. Planting should be established at a
density relative to the adjacent agricultural use.
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SC6.6.3.2.2

Transitional buffer

A Transitional buffer is:(1)

Located on a transitional development front rather than a defined urban edge.

(2)

Used to provide interim buffering and separation between staged urban development and
an existing agricultural production area.

(3)

To protect continuing agricultural operations until the agricultural land is developed for
urban uses.

(4)

Temporary and requires vegetation to be established quickly to provide effective
protection to the sensitive land use from the adjacent agricultural use.

(5)

Comprised of fast-growing species (i.e. clumping bamboo) to establish a visual screen
and physical barrier to mitigate against amenity impacts and airborne particulates from
the agricultural production area.

SC6.6.3.3

Agricultural buffer classifications

Specific design considerations and provisions have been provided for Static and Transitional
buffers as they relate to development situations, agricultural uses and off-farm impacts requiring
mitigation. The buffer classification, buffer type, design features and context in which to
implement the buffer, are specified in Table SC6.6.3.3.1 Agricultural buffer classifications
and their respective cross sections are shown in section SC6.6.4.
Buffers and separation distances associated with intensive Rural uses should be implemented
in accordance with the setbacks specified in Table 9.2.15.3.3 of the Rural uses code in the
planning scheme.
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Page S6.5-4

Buffer classification

Agricultural buffer classifications
Applicable context

Design features

Adjacent to Cropping
(Sugar Cane &
Horticultural Crops)

•

Achieve a lower density of planting
within the tree and shrub zone

•

Designed to achieve a minimum height
of 8 to 10 metres

•

Achieve two staggered rows of
planting to lessen competition between
planting

•

Achieve a higher density of planting
within the tree and shrub zone

•

Designed to achieve a minimum height
of 10 to 12 metres

•

Achieve three staggered rows of
planting to increase competition
between planting

Adjacent to Cane
Railway

•

Achieve an appropriate visual screen

•

No requirement for additional planting
but is accepted when static

All types, where not
otherwise specified
above.

•

Uses a fast-growing plant species to
establish a buffer

•

Achieves a visual screen and
appropriate buffer to mitigate against
off-farm impacts

•

No requirement for additional planting

Static Buffers
Buffer Type A

Buffer Type B

Buffer Type C

Adjacent to Cropping
(Orchards)

Transitional Buffers
Buffer Type C
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Notes –
(1) A landowner may amend the characteristics of particular buffer type if the adjacent agricultural
use changes or new practices and operational off-farm impacts occur. The buffer may evolve
its design to provide more effective mitigation. For example, a buffer may be established to
mitigate off-farm impacts from sugar cane production and thus have a lower plant density. If
the agricultural use changes from sugar cane to orchards, the buffer density may be increased
to provide more effective protection (i.e. transitioning from Buffer Type A to Buffer Type B).
(2)

A landowner may remove the bamboo within buffer types A and B if it causes nuisance (e.g.
noise or vermin) only when the native vegetation component of the buffer is fully established
(i.e. height and density). The bamboo must be replaced with an additional row of native
vegetation to ensure the width of the vegetated area of the buffer is retained.

SC6.6.4

Buffer attributes and design

(1)

The purpose of this section is to provide guidance on the design and construction of
agricultural buffers under the planning scheme.

(2)

The design and construction of an agricultural buffer should be undertaken in accordance
with the applicable buffer classification specified in this policy.

(3)

Where an alternate solution is proposed an applicant should demonstrate that the
proposed solution effectively achieves the design features of the required buffer type, as
specified in Table SC6.6.3.3.1.

SC6.6.4.1.1

Buffer attributes

(1)

Adjacent activity refers to the land use and activity that is occurring adjacent to the
encroaching sensitive land uses. This may include and agricultural production area, cane
railway etc.

(2)

Maintenance area refers to the 10 metre strip of turf and/or low grasses that is directly
abutting the adjacent activity, and allows access to the boundary fencing and buffer for
maintenance. This area also provides appropriate separation from the adjacent activity
(agricultural use) which ensures that buffer planting does not compete with or impact on
adjacent crops (e.g. shade, competing for water or nutrients) and assists in managing
potential fire hazards.

(3)

Visual screen refers to the two staggered rows of clumping bamboo that establish a fast
growing visual screen.

(4)

Native planting area refers to the multi-layered planting of mixed trees and shrubs that
are slower growing and provide further mitigation and aesthetic value to the buffer.

(5)

No build area refers to the area between the buffer and the sensitive land use
(development) which is to remain free of infrastructure and any built structures above or
below ground. This separation area is required to allow the uninhibited establishment of
the buffer vegetation. This separation also mitigates potential impacts from the vegetated
buffer on built infrastructure, including damage from invasive and aggressive root
systems, or in instances where a tree may be compromised and falls in a storm, cyclone,
flood etc. The no build area should also be used to provide access to the buffer for
maintenance on the sensitive land use side.

It is recommended that no infrastructure, either above or below ground, is permitted within the
whole extent of the buffer including the maintenance area and no build zone.
Design provisions for each attribute have been provided in the following sections by buffer
classification.

SC6.6.4.2

Buffer Type A

Buffer Type A is intended to provide a suitable buffer to adjacent sugar cane and horticultural
crops.
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Buffer attributes are the components that make up the vegetated buffer and its allocated
setbacks. Buffer attributes are the elements of a buffer that are required to establish a complete
and effective agricultural buffer.
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This buffer allows for lower density and a reduced height. Planting in conjunction with the
bamboo screening should achieve appropriate mitigation from off-farm impacts.
Buffer Type A is to be designed, constructed and maintained in accordance with Figure
SC6.6.4A and the provisions set out in Table SC6.6.4.2.1.
Table SC6.6.4.2.1

Buffer Type A requirements

Buffer classification

Buffer attributes

Minimum width

Buffer Type A

Maintenance area

10m

Visual screen

5m
2 staggered rows of planting

Native planting area

10m
2 staggered rows of planting

No build area

Schedule 6 – Planning Scheme Policies

Figure SC6.6.4A
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SC6.6.4.3

10m

Buffer Type A section (indicative only - not to scale)

Buffer Type B

Buffer Type B is intended to provide a suitable buffer to taller horticultural crops such as
orchards.
This buffer allows for a higher density of planting in the multi-layered tree and shrub zone to
increase the overall height of the buffer.
Buffer Type B is to be designed, constructed and maintained in accordance with Figure
SC6.6.4B and the provisions set out in Table SC6.6.4.3.1.
Table SC6.6.4.3.1

Buffer Type B requirements

Buffer classification

Buffer attributes

Minimum width

Buffer Type B

Maintenance area

10m

Visual screen

5m
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Buffer classification

Buffer attributes

Minimum width
2 staggered rows of planting

Native planting area

10m
3 staggered rows of planting

No build area

SC6.6.4.4

Buffer Type B section (indicative only - not to scale)

Buffer Type C

Buffer Type C is intended to provide a permanent visual buffer to cane railway tram lines, to
assist in mitigating light and dust.
Buffer Type C is also intended to be used for transitional development fronts where a temporary
buffer is required due to future stages of development occurring.
This buffer allows for two rows of fast-growing planting to provide an initial physical barrier and
visual screen to adjacent land uses. The screen should provide visual amenity whilst also
mitigating against airborne particulates from adjacent agricultural uses. There is no requirement
for additional planting of trees and shrubs, as they are slower to establish and will provide
minimal mitigation from these adjacent uses in the temporary timeframe they are in place.
Where the planning scheme requires acoustic attenuation relating to the cane railway, Buffer
Type C may be used in conjunction with such infrastructure (i.e. acoustic fencing), not in lieu of
one another.
In instances where a buffer is required near an intersection with a road, the buffer should not
adversely impact upon the provision, operation and maintenance of infrastructure and should
demonstrate compliance with safe intersection sight distance (Austroads).
Buffer Type C is to be designed, constructed and maintained in accordance with Figure
SC6.6.4C and the provisions set out in Table SC6.6.4.4.1.
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Table SC6.6.4.4.1

Buffer Type C requirements

Buffer classification

Buffer attributes

Minimum width

Buffer Type C

Maintenance area

10m

Visual screen

5m
2 staggered rows of planting

Schedule 6 – Planning Scheme Policies

Figure SC6.6.4C
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Native planting area

N/A

No build area

10m

Buffer Type C section (indicative only - not to scale)

SC6.6.5

General requirements

SC6.6.5.1

Recommended plant species

The recommended plant species are shown in Appendix SC6.6A (Recommended buffer
plant species).
(1)

The plant species of a buffer are related to the type of agricultural use, so that the offfarm impacts can be effectively mitigated.

(2)

Using native species within an agricultural buffer is advised as these perform better in the
local conditions and require less maintenance. Effective buffer growth resulting from the
use of native species can also result in less pest and disease attack within these buffers
due to their local adaptation.

(3)

Species used for agricultural buffers must be able to achieve branching from their base
through the full height of the plant to achieve the visual screen requirements.
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(4)

Plant species with insignificant flowers and fruits are preferred as they attract less
amounts of birds, bats, or other wildlife that may in turn feed on, or adversely affect the
adjacent crop.

(5)

A mixture of species is recommended to be planted within buffers to provide a variety of
plant shapes and increase buffer aesthetic. Varied plant shapes also reduce the
likelihood of gaps within the buffer which mitigates infiltration of particulate matter.

SC6.6.5.2

Buffer establishment

(1)

Buffer planting should be mulched to a depth of 100mm with aged forest or sugar cane
mulch to minimise moisture loss from the soil profile as well as suppress weed growth.

(2)

Clumping bamboo should be established first and in two staggered rows ten (10) metres
from the property boundary of the agricultural use. Each clump of bamboo will be two (2)
to three (3) metres in diameter and should achieve a uniform screen.

(3)

Tree and shrub planting would be installed as tube stock to promote maximum potential
growth and establishment to allow the appropriate density to be achieved for the buffer
classification.

(4)

Lower density planting should establish two staggered rows of trees, with shrubs and
groundcover planting.

(5)

Higher density treatment requires three rows of staggered tree planting. Layered tree
planting is to be inter-planted with shrubs.

(6)

Groundcovers should be established on the outer edge to assist in the containment of
weeds and other contaminants that may encroach into the planted area.

(7)

Pioneer tree species are to be established in conjunction with the tree planting to achieve
plant densities in less time. Over time, planting of additional trees and shrubs may be
required to replace these pioneer species.

(8)

Buffers are to be established in accordance with the recommended plant species shown
in Appendix SC6.6A (Recommended buffer plant species).

SC6.6.5.3

Buffer maintenance

The establishment of buffer planting, like any other cover crop, requires watering, fertilising and
weeding. Following establishment, maintenance is required to all buffer types for them to remain
effective. Buffers should be appropriately designed and constructed to avoid time consuming
and costly maintenance requirements, whilst achieving their maximum desired effect of
mitigating land use conflicts.
Buffer maintenance includes:(1)

Maintaining the required buffer characteristics such as height, width, length, and density
of each buffer type is required to ensure the effectiveness of the buffer is maintained.

(2)

Buffers require pruning and thinning on an annual basis to maintain a 50% density so that
their effectiveness is maximised.

(3)

Buffers are required to be watered during dry periods to maintain good buffer growth.

(4)

Mulch levels are to be maintained to reduce weed growth and retain moisture.

(5)

Fertilising prior to the growing season will assist in maintaining the health and vigour of
the buffer.

(6)

Buffers require maintenance and management in terms of litter build up, noxious weed
and pest control. Buffers should remain weed free to prevent the build-up of weed
species that can cause infestation of agricultural production areas as well as other
neighbouring land uses.

(7)

Appropriate access strips are provisioned for on either side of the buffer to allow for
maintenance activities to be carried out.
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An agricultural buffer is required to be planted in accordance with the below before building
approval is granted or endorsement of a survey plan.
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(8)

Ongoing maintenance such as replanting may be required over time to maintain buffer
characteristics.

SC6.6.5.4

Buffer aesthetics

The visual appearance of buffers can be enhanced by increasing the level of detail and interest
within them, providing improved amenity to residential development.
Buffer aesthetics includes:(1)

Clumping bamboo (initial visual screen) presents a relatively flat visual aesthetic. Multilayered buffer planting used in conjunction with the bamboo presents an elevation with
more variety and texture.

(2)

The plant species recommended in Appendix SC6.6A (Recommended buffer plant
species) achieve variety in colour, texture and form within the buffer.

(3)

To achieve a greater aesthetic for buffers that are in highly visible areas, such as a road
frontage, the layered planting should be orientated to face the road.

(4)

Where a buffer is located along a property boundary, it is appropriate for the bamboo to
be established ten (10) metres from the agricultural area property boundary and the
layered planting to be orientated to the residential use to provide enhanced amenity.

SC6.6.6

Buffer tenure and responsibility

Once a buffer is established, they are to be protected by a defined tenure arrangement and
responsibility for ongoing maintenance.

Schedule 6 – Planning Scheme Policies

(1)
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The preferred tenure hierarchy of the ownership, management and responsibility of
buffers are as follows:
Developer owned (e.g. within a balance parcel);
Owned by the sensitive land use (e.g. within private residential lot);
Council trustee/ownership.

(2)

Buffers should be protected by way of property covenant placed on the title of land and
remain the responsibility of the landowner.
Editor’s Note—Council has produced a standard covenant template, this document will be made available on
request.

(3)

Ongoing maintenance requirements should be imposed by way of development approval
conditions and property covenant.

(4)

Where buffers are proposed within land to be dedicated to Council (i.e. road reserve,
open space or drainage corridor) they will be the responsibility of Council.

SC6.6.6.1

Establishment and maintenance periods

(1)

The developer is responsible for the establishment of the agricultural buffer.

(2)

Generally, the establishment and maintenance periods for an agricultural buffer is two (2)
to five (5) years.

(3)

The Developer must arrange annual inspections to be undertaken by Council officers to
ensure ongoing establishment and maintenance requirements are being carried out.

(4)

After initial planting, the buffer is to be put ‘On-Establishment’ for a minimum period of
two (2) years. During this time, the buffer must be maintained in accordance with
SC6.6.5.2 Buffer establishment and SC6.6.5.3 Buffer maintenance to ensure it is
establishing well, actively growing, kept fertilised, provided with mulch, watered and
weeded as necessary.

(5)

Annual monitoring reports and maintenance logbooks should be submitted to Council,
including photos of both sides of the buffer.

(6)

A final inspection should be undertaken by Council at the end of the two (2) year
establishment period.
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(7)

Prior to the buffer being accepted On-Maintenance:
Ensures minimum of 40% permeability has been achieved by the buffer.
Permeability measurements will be taken at heights of 2 metres and 4 metres.
Ensures weediness of buffer is no more than 10%.

(8)

Once Council has confirmed the buffer has been properly established, the buffer can be
declared On-Maintenance.

(9)

The Maintenance period will generally not exceed three (3) years.

(10)

Prior to the buffer being accepted Off-Maintenance:
Ensures minimum 50% permeability has been achieved by the buffer. Permeability
measurements will be taken at heights of 2 metres and 4 metres.
Ensures weediness of buffer is no more than 1%.
Ensures any dead, dying or underperforming plants are replaced.
In the instance where the buffer does not satisfy items (7) and (10) the relevant period will
be extended by a timeframe agreed that is suitable to bring the buffer to standard.

SC6.6.6.2

On-going responsibility

(1)

Once Council has confirmed criteria in SC6.6.6.1 Establishment and maintenance
periods has been met, the buffer can be declared Off-Maintenance and is no longer the
responsibility of the Developer.

(2)

Once Off-Maintenance the responsibility of the buffer is the landowners.

(3)

Covenant conditions over the buffer for its protection and maintenance should be
complied at all times. This is a matter that may be enforced by Council, particularly where
buffers are not maintained and their effectiveness is diminished, often leading to
complaints.
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(11)

Page S6.5-11

Appendix SC6.6A Recommended plant species for buffers

Appendix SC6.6A Recommended plant species for buffers
The following is a list of recommended plant species for agricultural buffers in the Bundaberg
Regional Council area.
Table SC6.6A.1

Recommended plant species for buffers

Botanical name

Common name

Spacing

Bamboo species
Bambusa oldhamii

Sweet Shoot Bamboo

Bambusa textilis gracilis

Slender Weaver's Bamboo

Bambusa malingensis

Sea Breeze Bamboo

1 per 2.5m

Pioneer species (tree planting)
Acacia disparrima

Hickory Wattle

Acacia maidenii

Maiden's Wattlle

Macaranga tanarius

Macaranga

1 per 3m
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Callistemon pallidus

Lemon Bottlebrush

Buckinghamis celcissima

Ivory Curl Tree

Callistemon viminalis

Weeping Bottlebrush

Callistemon pollandi

Gold Tipped Bottlebrush

Corymbia ptychocarpa

Swamp Bloodwood

Leptospermum polygalifolium

Wild May or Tantoon

1 per 5m to infill gaps
between tree planting

Groundcover species
Lomandra longifolia

Spiny Headed Mat Rush

Lomandra hystrix

Green or Creek Mat Rush

Dianella caerullea

Paroo Lily

1 per 1m

Low density buffer tree planting
Glochidion ferdinandi

Cheese Tree

1 per 4m

Jagera pseudorhus

Foam Bark

Callistemon viminalis

Weeping Bottlebrush

Note: High density
planting species can
also be used in the low
density planting area.

High density buffer tree planting
Casuarina equisetifolia

Coastal She-Oak

Casuarina glauca

Swamp She-Oak

Melaleuca dealbata

Blue Paperbark

Melaleuca leucodendra

Weeping Paperbark

Melaleuca viridifolia

Broad-leafed Paperbark

Syzygium austral

Brush Cherry, Scrub Cherry, Creek
Lilly-polly, Creek Satinash, or
Watergum

Syzygium leumannii

Riberry
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