
 

  

 
 
 
 
 
 
 
 
 
 
  

APPENDIX B 
 

CURRENT DECISION NOTICE – MIN/2023/82 
 

 
 
 



Our reference: COM/2023/82 
Your reference: 5941-Stage 3 
 
Decision notice—approval (with conditions)  
(Given under section 63(2) of the Planning Act 2016) 
 
Date of decision notice: 22 December 2023 
 
Applicant details 

Applicant name: FPI Pty Ltd 

Applicant contact details: C/- Gassman Development Perspectives Pty Ltd 
PO BOX 392 
BEENLEIGH  QLD  4207 

 
Application details 

Application number: COM/2023/82 

Approval sought:  Combined Application (Code assessment) 

Details of proposed 
development:  

• Reconfiguring a lot one (1) into four (4) community title scheme lots, 
common property, public stormwater lot, public open space 
conservation lot and new public road. 

• Operational works change to ground level and vegetation clearing. 
 
Location details 

Street address: Lot 504 Homestead Drive, Stapylton  Qld  4207 

Real property description: BAL Lot 504 SP329485 (future Lot 505 SP316171) 
 
Decision 

Date of decision 21 December 2023 

Decision details: Under Delegated Authority, the Manager of Planning Assessment of 
Council has resolved to Approved the development application in full 
with conditions.   

 
Referral agency(s) for the application 
The referral agencies for this application are:  
 
For an application 
involving 

Name of referral 
agency 

Advice agency or 
concurrence agency 

Address 

Schedule 10, Part 9, 
Division 4, Subdivision 
1, Table 1, Item 1: 
Development 
impacting on State 
transport infrastructure 

SARA Concurrence agency PO Box 3290 
Australia Fair 
Southport QLD 4215 

 
Details of the approval 
Development approval  
 

Combined application for Reconfiguring a lot one into four 
community title scheme industrial lots, common property, two public 



stormwater lots, public open space conservation lot, and new public 
road and Operational Works for change to ground level and tree 
works. 

Conditions 
The conditions that have been imposed by Council, as Assessment manager, are enclosed. 
 
Further development permits 
The following development permits are required to be obtained before the development can be 
carried out: 
• Operational works – infrastructure 
• Connections / disconnections: Applications to work on the City’s Infrastructure 
• Operational works – landscape works (public works) 
• Operational works – landscape works (private works) 
 
Notwithstanding the above, other approvals/development permits may be required. 
 
Properly made submissions 
 
Not applicable—No part of the application required public notification. 
 
Currency period for the approval (section 85 of the Planning Act 2016) 
ROL - In accordance with section 85 of the Planning Act 2016, this approval has a currency period 
of four years. 
OPW - In accordance with section 85 of the Planning Act 2016, this approval has a currency period 
of two years. 
 
Approved plans and drawings  
Approved plans and drawings are attached and are identified in the conditions imposed by Council 
as the Assessment manager. 
 
Appeal rights 

Applicant You have appeal rights in relation to this decision. An appeal may be made 
against, as applicable: 

• the refusal of part of the development application; or 
• a provision of the development approval; or 
• if a development permit was applied for, the decision to give a preliminary 

approval. 
An appeal must be started within 20 business days after this notice is given to 
you. 
An appeal may be made to the Planning and Environment Court or, for certain 
matters which are identified in section 1(2) of Schedule 1 of the Planning Act 
2016, to a development tribunal. 
An appeal is started by lodging a notice of appeal with the registrar of the 
Planning and Environment Court or a development tribunal, as applicable. The 
notice of appeal must be in the approved form, succinctly state the grounds of 
the appeal and be accompanied by the required fee. 
An appellant to the Planning and Environment Court must give a copy of the 
notice of appeal, within 10 business days after the appeal is started, to the 
persons identified in section 230(3) of the Planning Act 2016. A person who is 
appealing to the Planning and Environment Court must comply with the rules of 
the court that apply to the appeal. 
An extract of Chapter 6, Part 1 and Schedule 1 of the Planning Act 2016 is 



attached to this notice, which sets out further information about the appeal rights. 
Referral Agency You do not have appeal rights in relation to this decision  
 
For further information please contact Natasha Sidabutar, Planner on p: 07 5582 8866 or via email 
mail@goldcoast.qld.gov.au who will be pleased to assist. 
 
AUTHORISED BY 

 
Adam Morris 
Supervisor (North) 
For the Chief Executive Officer 
Council of the City of Gold Coast 
 
 
enc: 
 
Conditions imposed by Council as Assessment Manager 
Statement of reasons (given under section 63(4) of Planning Act 2016)  
 
Attach: 
 
Referral agency conditions and/or advice  
Stamped approved plans and drawings  
Infrastructure charges notice for the approved development 
Appeal rights extracts 

mailto:mail@goldcoast.qld.gov.au


Development Conditions imposed by Council as Assessment Manager 
 
PART A – ROL conditions  
 

General 

1  Timing 
a All conditions of this development approval must be complied with at no cost to Council at 

all times, unless otherwise stated in another condition. 
b Where the timing in a condition is prior to commencement of the use and a Building Format 

Plan is lodged for approval, the timing in the condition changes from being prior to 
commencement of the use to being prior to the earlier of the commencement of the use 
and approval of the plan of subdivision. This timing requirement prevails despite any 
inconsistency with the timing requirement in another condition. 

2  Amended drawings  
a Prepare and submit amendments to the drawings for confirmation they constitute the 

approved drawings for the purposes of this development approval.  All amended drawings 
must be submitted (and confirmed by Council) prior to commencement of any works on site. 

Transport Assessment 
Drawing Title Author Date Drawing No. Ver 
Functional Layout (Christensen 
Road / Eastern Service Road 
Intersection) 

Rytenskild 
Traffic 
Engineering 

11-23 22301-10 B 

Functional Layout (Christensen 
Road / Christensen Road South 
Intersection) 

Rytenskild 
Traffic 
Engineering 

11-23 22301-20 B 

 

The following amendments must be included: 
• Width of the access easement burdening lot 301 and benefitting lot 902 is to be increased 

to 4m.  
• Eastern Service Road/Christensen Road intersection 

i Design the intersection to accommodate 30m A-double movements on all 
approaches and turning movements, ensuring a minimum 500mm clearance 
envelope around the vehicle. 

ii Align all kerb ramps at the signalised pedestrian crossing at ninety-degrees to the 
signalised pedestrian crossing dashed walk lines. 

iii Relocate the existing bus stops on Christensen Road northern approach elsewhere 
either along Christensen Road or Eastern Service Road where buses will not stop I 
the through lane and obstruct traffic. Provide 2m wide footpaths connecting the 
stops to the signalised pedestrian crossings on the western and southern 
approaches. The applicant is advised to contact and liaise with Translink to 
determine the new stop locations. 

iv Include a notation advising that the disused road pavement area will be converted to 
grassed verge area on the southern side of Eastern Service Road. 

 
• Christensen Road/Christensen Road South intersection 

i Relocate the Christensen Road southern intersection approach and continuing road 
further east to accommodate a 6m setback between the relocated vehicle crossing 
to 3SP245329 and the intersection kerb tangent point (not the chevron overrun 
tangent point). The relocated vehicle crossing including splays must not encroach 
beyond the gully pit transition point.  

ii Show dedication of land from 504SP329485 located on the southern side of 
Christensen Road as required to accommodate the relocated intersection above. 

iii Design the intersection to accommodate 30m A-double movements on all 



approaches and turning movements, ensuring a minimum 500mm clearance 
envelope around the vehicle.  

iv Demonstrate Safe Intersection Sight Distance (SISD) on all approaches in 
accordance with the requirements of section 3 of Austroads Guide to Road Design 
Part 4A: Unsignalised and Signalised Intersections. This is to be undertaken for 
both the horizontal and vertical planes based on the ultimate levels along the 
upgraded section of Christensen Road. 

b Undertake and maintain the development generally in accordance with the approved 
drawings. 

c The conditions of this approval are to be read in conjunction with the stamped approved 
drawings.  Where a conflict occurs between the conditions of this approval and the stamped 
approved drawings, the conditions of this approval shall take precedence. 

 

3  Approved Plans 
Undertake and maintain the development generally in accordance with the following plans: 

Hydraulics and Water Quality 
Plan Title Author Date Plan Reference No. Ver 
Site based stormwater 
management plan 

Gassman 
Development 
perspectives 

14 Apr 
2023 

- 01 

 

4  Approved Plans 
Undertake and maintain the development generally in accordance with the following plans: 

Environmental Assessment 
Plan Title Author Date Plan Reference No. Ver 
Amended Rehabilitation 
Management Plan 

Gassman 
Development 
Perspectives 

June 2023 - 1.0 

Vegetation Management 
Plan 

Gassman 
Development 
Perspectives 

21 April 2023 - 1.0 

 

5  Private infrastructure 
a Ownership, operation and maintenance of the following private infrastructure is to vest at all 

times with the legal authority, in particular: 
i Stormwater management devices and infrastructure monitor and managed in 

accordance with City Plan Policy SC6.11 – Land development guidelines section 
4.5.13 and with reference to the Water by Design document Maintaining Vegetated 
Stormwater Assets. 

b At any time the Council’s corresponding infrastructure network is altered, the private 
infrastructure must be altered to be commensurate with Council’s network, at no cost to 
Council. 

6  Common property safety (specific condition) 
At no cost to Council, safety of common property areas must be ensured by a combination of 
the following: 

a Roaming security patrols must be provided by both car and foot throughout the common 
property parts of the estate; 

b Monitored security cameras must be installed throughout the common property parts of 
the estate; 



c All common property footpaths, exercise equipment and communal spaces must be well 
lit and be designed to create high visibility and casual surveillance from other uses; and 

d Signage to be erected with security / management contact details directing users to 
contact to report any issues within the common property.  

Environmental and Landscaping 

7  Vegetation management 
a Implement the vegetation management measures identified in the plan listed below at no 

cost to Council: 

Plan Title Author Date Plan Reference No. Ver 
Vegetation 
Management Plan 

Gassman 
Development 
Perspectives 

21 April 2023 - 1.0 

Undertake works generally in accordance with an operational works approval and City Plan 
Policy SC6.8 – Environmental management plans and the Vegetation management code.  

8  Fauna management 
a Implement the fauna management measures identified in the plan listed below at no cost to 

Council: 

Plan Title Author Date Plan Reference No. Ver 
Vegetation Management 
Plan 

Gassman 
Development 
Perspectives  

21 April 2023 - 1.0 

 

9  Landscaping works on private land 
a Obtain an operational works approval to landscape the 20 metre wide buffer along the 

eastern boundary of the site, and the common property areas, generally in accordance with 
the Statement of Landscape Intent listed below, prior to a request is made to Council to 
approve the plan of subdivision for Stage 3 at no cost to Council: 

Drawing Title Author Date Drawing No. Ver 
Vantage Yatala – Landscape 
Intent Package (Stage 3) 

Gassman 
Development 
Perspectives 

June 2023 Job No. 5941 
Pages 1 - 13 

B 

and include in particular: 
i Tree species within common property areas must be a minimum 100L at the time of 

planting. 
ii Shrub species must be a minimum 200mm pot size at the time of planting. 
iii Screening shrubs must be able to achieve a minimum height of 3 metres at maturity. 
iv Compost blanket or hydroseeding must not be used within the buffers. 
v A minimum topsoil depth of 600mm must be provided to the landscape buffer areas 

(excluding the buffer areas identified in Conditions vi.A and vi detailed below). 
vi The required landscaping plan for the eastern boundary must demonstrate: 

A Infill planting to the 10m width strip of retained vegetation directly adjacent the 
eastern boundary; the plan must include a vegetation survey which identifies 
the location, size and type of existing retained vegetation; 

B The remainder of the 20m width buffer must be wholly reconstruction planting;  
C Infill and reconstruction planting must achieve a minimum density of 1 plant per 

square metre, with a primary focus on tree and shrub planting and a secondary 
focus on groundcover planting.  

vii Where cut batters are flatter than or equal to 1V:3H, they must incorporate a minimum 



600mm topsoil depth over the cut surface. 
viii Where cut batters are steeper than 1V:3H they must incorporate a minimum 400mm 

soil depth, installed as per correspondence from Douglas Partners, Project 90520.00. 
L.002.docx, Dated 24 January 2019, titled Batter Treatment, consistent with Stage 2 
works. 

ix Include fencing along the interface with public open space as shown on the 
referenced statement of landscape intent.  

b Construct and maintain the private landscaping identified above at no cost to Council at all 
times. 

 

10  Landscape works on private land (future development) 
Any future development applications lodged pursuant to this development approval must include 
the following landscape buffers: 
a A landscape buffer with a minimum width of 1.5 metres and average width of 3 metres 

must be established within private land along the interface between the individual industrial 
lots and the new road. The landscape buffers must contain screening shrubs at 1 metre 
centres and 100L tree planting at 6 metre centres; and 

b Frontage fencing must be visually open in nature (e.g., palisade or chain mesh). 
 

11  Landscaping works within public open spaces 
a Obtain an operational works approval to landscape all public open space generally in 

accordance with the Statement of Landscape Intent listed below, prior to a request is made 
to Council to approve the plan of subdivision for Stage 3 at no cost to Council: 

Drawing Title Author Date Drawing No. Ver 
Vantage Yatala – Landscape 
Intent Package (Stage 3) 

Gassman 
Development 
Perspectives 

June 2023 Job No. 5941 
Pages 1 - 13 

B 

and include in particular: 
i Ensure street trees are planted within the road reserve directly fronting each allotment 

within the subject site. 
ii Street trees located in accordance with City Plan Policy SC6.11.10 – Land 

development guidelines – Standard drawing 05-103 – Street tree planting set out 
guidelines for roadworks and City Plan Policy SC6.12.16 – Landscape works – Road 
Reserves. 

iii All street trees planted must be a minimum 100L bag size. 
iv All vegetation species to be determined in conjunction with the subsequent 

operational work (landscape) application. 
v Vehicle exclusion bollards to be located on the boundary line between the road 

reserve and public open space (conservation). 
vi Access infrastructure ie: gates, bollards and fencing to be in accordance with 

SC6.11.10 – Land development guidelines Standard drawings. Provide locations for 
Council access including VXO, gate and lock. 

vii Details of fencing treatment to be utilised at the public/private interface, ensuring 
CPTED principles are demonstrated, unless where impractical ie: acoustic fencing. 

viii Cross sectional elevations of the public/private interface at a minimum of 4 different 
locations. 

ix Retention of existing vegetation. 
x Rehabilitation works within proposed Lot 904 to be dedicated. 
xi Where trees are located near side boundaries or underground services, root 

containment systems must be utilised. 
xii Trees must be a single-trunked canopy shade species able to attain a clear trunk 



height of 1800mm on maturity. 
xiii Trees must be a minimum 2 metre distance laterally from the inlet gullies. 
xiv All built structures and planning associated with an entry statement must be located 

within private property. 
xv Provide annual maintenance costings for all landscape items on public land relevant 

to the development for the duration of the ‘establishment’ and ‘on maintenance’ 
periods. 

xvi All batters treated in accordance with the Change to ground level and creation of new 
waterways code of the City Plan. Ensure all batters steeper than 1:4 are stabilised. 

xvii Delineate between all species to be located within road reserve, bio-retention basin, 
batter stabilisation, and conservation.  

b Construct and maintain the public open space identified above until the asset is accepted 
“off maintenance” by the City in accordance with the procedures in City Plan Policy SC6.11 
– Land development guidelines, section 7 – Procedures. 

c All works must be completed and approved by the City prior to plan sealing of Stage 3 in 
accordance with the procedures in City Plan Policy SC6.11 – Land development guidelines, 
section 7 – Procedures. 

 

12  Required landscape treatment to batters (public land)  
a All batters of a grade of 1:4 or steeper must be treated in accordance with City Plan policy 

SC6.13 – Landscape Work. 
b Batter stabilisation works must commence within 10 days of completion of the construction 

of the batter. 
c Batter revegetation must be a minimum of 1 plant per square metre  
d Batters must be revegetated with local native species.  
e The revegetation planting on the constructed batter must be fertilised every 6 months during 

the ‘Establishment’ & On Maintenance period.  
f Soil stabilisation and batter improvements including, topsoil, mulch, jute-matting must be 

undertaken unless otherwise agreed upon at pre-start by Council Officer (Contributed 
Assets).  

13  Boundary fences 
a Construct a boundary fence between open space/private land generally in accordance with 

City Plan Policy SC6.11.5 – Land development guidelines – Public open space standards 
table 5.10. The boundary fence must be constructed prior to commencement of plan 
sealing. 

b The boundary fence must be: 

i A maximum of 1.2 metres in height if solid/non transparent construction; or 
ii A maximum of 1.8 metres in height if 50% transparent construction. 

 

Property 

14  Requirement to register easements – Sewerage  
a Register the following easements in favour of Council for the purpose stated below in 

accordance with the WSAA Gravity Sewerage Code of Australia – SEQ Edition. 
i “Sewerage” easements minimum 3m wide over all existing or proposed gravity sewerage 

infrastructure within the development site. Widths of sewer easements based on depth 
of main as per the aforementioned WSAA code. 

b The terms of the easement must include: 
i Standard terms document 707918364 must be referenced on Form 9 – easement 

document. 



ii Easement plans and associated documents (i.e.: Form 9 – easement document and 
general consent form 18) must be fully completed and signed by the owner of the 
burdened land (and any mortgagees, if necessary) and benefitting land before they are 
submitted to council for endorsement. 

c Registration of the easement must occur at the same time as registering the survey plan or 
prior to commencement of use whichever is the sooner. 

d Ensure sewer infrastructure is positioned in the centre of the easement.  
e This condition attaches to the land the subject of the development approval and binds the 

owner(s) of the land and the owners’ successors in title (even after the time when the 
easement is required to be registered). Therefore, if this condition is not complied with at the 
time required by this condition, the owner(s) of the land and the owners’ successors in title 
continue to be obligated to register the easement in accordance with this condition and must 
do so within 40 business days of becoming aware of the non-compliance with this condition. 

15  Land transfer 
a Transfer at no cost to Council, the land identified below: 

Land to be 
dedicated 

Purpose Drawing Title & Drawing 
No. 

Author Date Ver 

Lot 902 
(2627m2) 
Stage 3 

Drainage 
Reserve 

Proposed Staged 
Community Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, 
Common Property, 
Drainage Reserves (Lots 
902 & 903) & New Road – 
Drawing 5941 P Stage 3 
001 D 

Gassman 
Development 
Perspectives 

13/10/2023 D 

Lot 903 
(5268m2) 
Stage 3 

Drainage 
Reserve 

Proposed Staged 
Community Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, 
Common Property, 
Drainage Reserves (Lots 
902 & 903) & New Road – 
Drawing 5941 P Stage 3 
001 D 

Gassman 
Development 
Perspectives 

13/10/2023 D 

Lot 904 
(1.893ha) 
Stage 3 

Conservation Proposed Staged 
Community Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, 
Common Property, 
Drainage Reserves (Lots 
902 & 903) & New Road – 
Drawing 5941 P Stage 3 
001 D 

Gassman 
Development 
Perspectives 

13/10/2023 D 

Any land 
required to 
achieve the 
conditioned 
intersection 
design 
requirements 
listed in this 
decision 
notice (Lot 
304)  

Intersection 
upgrade 

Proposed Staged 
Community Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, 
Common Property, 
Drainage Reserves (Lots 
902 & 903) & New Road – 
Drawing 5941 P Stage 3 
001 D 

Gassman 
Development 
Perspectives 

13/10/2023 D 



b Transfer the land identified above at the same time as registering the plan of subdivision for 
Stage 3. 

c This condition attaches to the land the subject of the development approval and binds the 
owner(s) of the land and the owners’ successors in title (even after the time when the land 
transfer is required to be registered). Therefore if this condition is not complied with at the 
time required by this condition, the owner(s) of the land and other owners’ successors in title 
continue to be obligated to transfer the land in accordance with this condition and must do 
so within 40 business days of becoming aware on the non-compliance with this condition. 

 

16  Community Management Statement (CMS) 
a Proposed lots 301 to 304 and common property marked on the drawings listed below must 

be defined in the CMS as the scheme land: 

Drawing Title Author Date Drawing No. Ver 
Proposed Staged 
Community Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, Common 
Property, Drainage Reserves 
(Lots 902 & 903) & New 
Road 
Cancelling Lot 505 on 
SP316171 

Gassman 
Development 
Perspectives 

13/10/2023 5941 P Stage 3 
001 D 

D 

b Undertake the above prior to a request is made to Council to approve the plan of 
subdivision. 

c Submit, immediately after its creation, the first CMS (signed by all relevant parties) to 
Council for notation and verification of the above. 

d Should a new / amended CMS be created, a copy of the new / amended CMS must be 
provided to Council within 40 business days of its creation. 

 

17  Requirement to register access easement/s 
a Register the following easements for access purpose in favour of City of Gold Coast at the 

location marked on the drawings listed below: 

Easement Drawing Title Author Date Drawing 
No. 

Ver 

4 m wide 
access 
easement 
burdening  Lot 
301  and 
benefitting lot 
902 

Proposed staged, 
Community Title 
Scheme 
Reconfiguration of 
Land 

Gassman 
development 
perspectives 

13/10/2023 5941 P 
Stage 3 
001  

D  

b The terms of the easement must include: 
i City of Gold Coast’s Standard terms document 707918364 must be referenced on 

Form 9 – easement document. 

ii Easement plans and associated documents (i.e., Form 9 – easement document) must 
be fully completed and signed by the owner of the burdened land and benefitting land 
and submitted with the plan when the plan is submitted to Council for endorsement. 

c Registration of the easement must occur at the same time as registering the plan of 
subdivision. 



This condition attaches to the land the subject of the development approval and binds the 
owner(s) of the land and the owners’ successors in title (even after the time when the easement 
is required to be registered). Therefore, if this condition is not complied with at the time required 
by this condition, the owner(s) of the land and the owners’ successors in title continue to be 
obligated to register the easement in accordance with this condition and must do so within 40 
business days of becoming aware on the non-compliance with this condition. 

18  Requirement to register stormwater drainage easement/s 
a Register the following easements for stormwater drainage purpose in favour of City of Gold 

Coast at the location marked on the drawings listed below: 

Easement Drawing Title Author Date Drawing 
No. 

Ver 

25.04 m wide 
easement 
burdening  Lot 
302 and 
benefitting lot 
903 

Proposed staged, 
Community Title 
Scheme 
Reconfiguration of 
Land 

Gassman 
development 
perspectives 

13/10/2023 5941 P 
Stage 3 
001  

D  

b The terms of the easement must include: 
i City of Gold Coast’s Standard terms document 707918364 must be referenced on 

Form 9 – easement document. 

ii Easement plans and associated documents (i.e., Form 9 – easement document) must 
be fully completed and signed by the owner of the burdened land and benefitting land 
and submitted with the plan when the plan is submitted to Council for endorsement. 

c Registration of the easement must occur at the same time as registering the plan of 
subdivision. 

d Ensure infrastructure is positioned in the centre of the easement. 
 
This condition attaches to the land the subject of the development approval and binds the 
owner(s) of the land and the owners’ successors in title (even after the time when the easement 
is required to be registered). Therefore, if this condition is not complied with at the time required 
by this condition, the owner(s) of the land and the owners’ successors in title continue to be 
obligated to register the easement in accordance with this condition and must do so within 40 
business days of becoming aware on the non-compliance with this condition. 

19  Private infrastructure 
a Ownership, operation, and maintenance of the following private infrastructure is to vest at all 

times with the legal authority, in particular: 
i Stormwater management devices and infrastructure monitor and managed in 

accordance with City Plan Policy SC6.12 – Land development guidelines section 
4.5.13 and with reference to the Water by Design document, ‘Maintaining Vegetated 
Stormwater Assets’. 

b At any time the Council’s corresponding infrastructure network is altered, the private 
infrastructure must be altered to be commensurate with Council’s network, at no cost to 
Council. 

Engineering 

20  Eastern Service Road/ Christensen Road intersection 
a Obtain an operational works approval for the design and upgrade of Eastern Service Road/ 

Christensen Road intersection generally in accordance with the respective intersection 
drawing referenced in the condition titled ‘Amended Drawings’ once approved by Council. 
This must occur prior to a request being made to Council to approve the plan of subdivision 
at no cost to Council and include in particular: 

i Reprioritisation of the intersection so that Christensen Road becomes the major through 



route and Eastern Service Road becomes the minor road connection. 
ii A continuous 3.5m wide left turn lane and a 3.5m wide, 35m long right turn lane on the 

Eastern Service Road approach. 
iii A 3.5m wide, 30m long Type CHR turn treatment on the northern Christensen Road 

approach. 
iv A combined 5.5m wide through and left turn lane on the eastern Christensen Road 

approach. 
v 3.5m wide travel lanes in all other instances where not mentioned above. 

vi Maintain the existing verge widths along Christensen Road approaches, except for the 
verge opposite the Eastern Service Road approach which may narrow down to 4.5m. 

vii Provision of 2m wide bike lanes on the Eastern Service Road (both sides) and low entry 
angle on and off ramps to and from the extended footpath network. 

viii Pavement depth (including surfacing) must satisfy the requirements of Council’s current 
Land Development Guidelines, specifically for expected ultimate traffic volumes in 
accordance with Section 2.5.3.2. Where the existing pavement is proposed to be 
retained, the Applicant must provide acceptable test results in accordance with 
Council’s current Land Development Guidelines to the Contributed Assets Section after 
the pre-start meeting. 

ix Provision of intersection street lighting in accordance with the requirements of Council’s 
Land Development Guidelines.  

b Construct and maintain the intersection identified above at no cost to Council until the asset 
is accepted “off maintenance” in accordance with the procedures in City Plan Policy SC6.11 
– Land development guidelines, section 2 – Transport network standards, section 7 – 
Procedures, section 8.5 – As-constructed requirements, section 9 - Specifications and 
section 10 – Standard drawings. 

 

21  Traffic signals- Eastern Service Road/ Christensen Road 
a Obtain an operational works approval for the design and construction of the traffic signals at 

the intersection of Eastern Service Road and Christensen Road generally in accordance 
with the respective intersection drawing referenced in the condition titled ‘Amended 
Drawings’ once approved by Council. This must occur prior to a request being made to 
Council to approve the plan of subdivision at no cost to Council and include in particular: 

i Signalised pedestrian crossings on the western and southern approaches. 

ii Align all kerb ramps at ninety-degrees to the signalised pedestrian crossing dashed 
walk lines. 

b Maintain and construct the traffic signals identified above at no cost to Council until the 
asset is accepted “off maintenance” by the City in accordance with the procedures in City 
Plan Policy SC6.11 – Land development guidelines, section 2 – Transport network 
standards, section 7 – Procedures, section 8.5 – As-constructed requirements, section 9 - 
Specifications and section 10 – Standard drawings. 

 

22  Relocated bus stop infrastructure 
a Obtain an operational works approval for the relocation of the existing Christensen Road 

bus stop infrastructure generally in accordance with the respective drawing referenced in the 
condition titled ‘Amended Drawings’ once approved by Council. This must occur prior to a 
request being made to Council to approve the plan of subdivision at no cost to Council and 
include in particular: 

i Existing bus stop infrastructure must be relocated elsewhere on either Christensen Road 
or Eastern Service Road where buses can stop clear of the bike and travel lanes road 
when dropping off or picking up passengers as agreed to in writing by Translink or its 
delegate. 



b Construct and maintain the bus stop infrastructure identified above at no cost to Council until 
the asset is accepted “off maintenance” in accordance with the procedures in City Plan 
Policy SC6.11 – Land development guidelines, section 2 – Transport network standards, 
section 7 – Procedures, section 8.5 – As-constructed requirements, section 9 - 
Specifications and section 10 – Standard drawings. 

 

23  Christensen Road/ Christensen Road South intersection 
a Obtain an operational works approval for the design and construction of the Christensen 

Road/ Christensen Road South intersection generally in accordance with the respective 
intersection drawing referenced in the condition titled ‘Amended Drawings’ once approved 
by Council. This must occur prior to a request being made to Council to approve the plan of 
subdivision at no cost to Council and include in particular: 

i Reprioritisation of the intersection so that Christensen Road north and east approaches 
become the major through route and Christensen Road south approach becomes the 
minor road connection. 

ii A 3.5m wide Type CHR(S) turn treatment with 26m storage on Christensen Road 
northern approach at the intersection with Christensen Road southern approach in 
accordance with Austroads Guide to Road Design.  

iii Install signage in accordance with Queensland Manual of Uniform Traffic Control 
Devices in visible line of sight to motorists on Christensen Road northern and eastern 
approaches, that the Christensen Road southern stub road approach is a ‘No Through 
Road’. 

iv Pavement depth (including surfacing) must satisfy the requirements of Council’s current 
Land Development Guidelines, specifically for expected ultimate traffic volumes in 
accordance with Section 2.5.3.2. Where the existing pavement is proposed to be 
retained, the Applicant must provide acceptable test results in accordance with 
Council’s current Land Development Guidelines to the Contributed Assets Section after 
the pre-start meeting. 

v Provision of intersection street lighting in accordance with the requirements of Council’s 
Land Development Guidelines.  

b Construct and maintain the intersection identified above at no cost to Council at all times.  

 

24  Rectification of Council’s infrastructure  
a Rectify any damage caused to Council infrastructure (including kerb, channelling, service 

pits, footpaths and water and sewer reticulation networks) prior to commencement of the 
use at no cost to Council. 

b Construct and maintain the rectified Council infrastructure at no cost to Council prior to 
commencement of the use. 

25  Existing structures and services 
a Prior to commencement of works, identify all structures and services (i.e. electrical pillars, 

water metres/hydrants, telecommunication infrastructure) within pedestrian infrastructure 
areas (i.e. footpaths, outdoor dining, bike racks) that impede pedestrian accessibility, and 
where required, obtain the necessary approvals from the relevant public utility authority to 
have these structures and services removed/relocated at no cost to Council. 

b Ensure removal/relocation of these structures and services occurs prior to commencement 
of the use at no cost to Council. 

26  New roads / intersections 
a Obtain an operational works approval for the design and construction of all new roads 

marked on the drawings listed below prior to a request is made to Council to approve the 
plan of subdivision at no cost to Council: 



Drawing Title Author Date Drawing No. Ver 
Proposed Staged Community 
Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, Common 
Property, Drainage Reserves 
(Lots 902 & 903) & New Road 
Cancelling Lot 505 on 
SP316171 

Gassman 
Development 
Perspectives 

13/10/2023 5941 P Stage 3 
001 D 

D 

and include in particular: 

i Road geometry (cross-section profile) for new road (Coastline Court) to an Industrial 
Collector Classification. 

ii All roads are required to have ‘barrier’ kerb and channel. 
b Construct and maintain the roads identified above at no cost to Council until the asset is 

accepted “off maintenance” by the City in accordance with the procedures in City Plan Policy 
SC6.11 – Land development guidelines. 

 

27  Existing roads  
a Obtain an operational works approval for the design and upgrade of Christensen Road and 

Christensen Road South across the full frontage of Stage 3 (including stub section of 
Christensen Road fronting Lot 504SP329485, Northern side of Sandy Creek only) marked 
on the drawings listed below prior to a request is made to Council to approve the plan of 
subdivision at no cost to Council: 

Drawing Title Author Date Drawing No. Ver 
Proposed Staged 
Community Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, Common 
Property, Drainage Reserves 
(Lots 902 & 903) & New 
Road 
Cancelling Lot 505 on 
SP316171 

Gassman 
Development 
Perspectives 

13/10/2023 5941 P Stage 3 
001 D 

D 

and include in particular: 

i Road geometry (cross-section profile) to an “Industrial Collector Street” classification. 
ii The new kerb and channel is to be on an alignment to provide a 14m wide 

carriageway. New kerb & channel from the subject site must align with existing and 
new kerb & channel at adjoining lots of the subject site. New kerb & channel must be 
barrier type (B1). 

iii Pavement depth (including surfacing) must satisfy the requirements of Council’s 
current Land Development Guidelines, specifically for expected ultimate traffic 
volumes in accordance with Section 2.5.3.2. Where the existing pavement is proposed 
to be retained, the Applicant must provide acceptable test results in accordance with 
Council’s current Land Development Guidelines to the Contributed Assets Section 
after the pre-start meeting. 

b Construct and maintain the road(s) identified above at no cost to Council until the asset is 
accepted “off maintenance” by the City in accordance with the procedures in City Plan 
Policy SC6.11 – Land development guidelines.  

 



28  Footpaths 
a Obtain an operational works approval for the design and construction of all footpaths to the 

new roads, Christensen Road and Christensen Road South fronting Stage 3 marked on the 
drawings listed below, prior to a request is made to Council to approve the plan of 
subdivision at no cost to Council: 

Drawing Title Author Date Drawing No. Ver 
Proposed Staged Community 
Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, Common 
Property, Drainage Reserves 
(Lots 902 & 903) & New Road 
Cancelling Lot 505 on 
SP316171 

Gassman 
Development 
Perspectives 

13/10/2023 5941 P Stage 3 
001 D 

D 

and include in particular: 
i Footpath is required along both sides of all new roads. 
ii Footpath is required along the subject site sides of all existing roads fronting Stage 3. 
iii All new footpath is to be 2.0 metre wide. 
iv All footpaths must connect to existing and new footpaths at adjoining lots to the 

subject site. 
b Construct and maintain the footpaths identified above at no cost to Council until the asset is 

accepted “off maintenance” by the City in accordance with the procedures in City Plan 
Policy SC6.11 – Land development guidelines. 

 

29  Street lighting 
a Install a street lighting system, including connections and energising to all new roads, 

Christensen Road and Christensen Road South fronting Stage 3 marked on the drawings 
listed below prior to a request is made to Council to approve the plan of subdivision at no 
cost to Council. 

Drawing Title Author Date Drawing No. Ver 
Proposed Staged Community 
Title Scheme 
Reconfiguration of Land 
Lots 301-304, 904, Common 
Property, Drainage Reserves 
(Lots 902 & 903) & New 
Road 
Cancelling Lot 505 on 
SP316171 

Gassman 
Development 
Perspectives 

13/10/2023 5941 P Stage 3 
001 D 

D 

b Obtain an operational works approval for the location of the street lights. 

c The street lighting system must: 
i Achieve a minimum level of lighting in accordance with City Plan Policy SC6.11 – 

Land development guidelines. 
ii Associated wiring must be installed underground. 
iii Be acceptable to the electricity supplier (e.g. Energex) as ‘Rate 2 Public Lighting’.  
iv Meet the requirements of the electricity supplier (e.g. Energex). 

d Construct and maintain the street lighting system at no cost to Council until the asset is 
accepted “off maintenance” by the City in accordance with the procedures in City Plan 



Policy SC6.11 – Land development guidelines. 

 

30  Electrical reticulation 
Enter into a contractual agreement to design, construct and connect an electrical reticulation 
system at no cost to Council and include in particular: 

i Provide underground electricity to all proposed lots.  
ii No additional poles and pole-mounted transformers are to be erected within public 

roads. 
iii Meet the requirements of the electricity supplier (e.g. Energex). 

 

31  Telecommunications network 
Enter into a contractual agreement to design, construct and connect a telecommunications 
services network at no cost to Council and include in particular: 

i Provide underground telecommunications to all proposed lots and pit and pipe 
infrastructure along public roads.  

ii All new pit and pipe infrastructure required to be installed along public road(s), must 
be suitably sized to cater for future installation of fibre optic cables. 

iii Meet the telecommunications industry standards (e.g. Telstra/NBN Co standards). 

 

32  Connection to Permanent survey marks 
a Connect all proposed lots to permanent survey marks (PSM’s) in accordance with City Plan 

Policy SC6.12  – Land Development Guidelines, and Guidelines for Creation and 
Submission of ADAC.xml Files. All proposed lots must be connected to at least 2 permanent 
survey marks for inclusion in the City of Gold Coast Contributed Assets register. 

b New permanent survey marks must comply with the requirements of City Plan Policy 
SC6.12 - Land Development Guidelines, and include in particular: 
i Be placed in locations to provide good coverage over the extent of the survey. 
ii Be levelled on the Australian Height Datum and fixed with horizontal coordinates to 

the Map Grid of Australia (MGA 94) to a suitable Horizontal Positional Uncertainty 
(PU) < 30mm or better, Conventional 4TH order for vertical accuracy in accordance 
with Department of Natural Resources and Mines guidelines. 

c Connect lots to permanent survey marks prior to a request is made to Council to approve 
the plan of subdivision. 

 

Stormwater Drainage 

33  Legal point of discharge  
Construct and maintain the stormwater drainage system identified in the approved drawings 
condition at no cost to Council until the asset is accepted “off maintenance” by the City in 
accordance with the procedures in City Plan Policy SC6.11 – Land development guidelines, 
Section 4 – Stormwater drainage and water sensitive urban design standards, Section 7 –- 
Procedures, Section 8.5 - As-constructed requirements, Section 9 - Specifications and Section 
10 - Standard drawings. 

 

34  Overland flow paths and hydraulic alterations 
a Leave unaltered the overland flow paths on the site, such that the characteristics of existing 

overland flows on other properties remain uninhibited and unchanged.   
b The development must not: 



i Increase peak flow rates downstream from the site. 
ii Increase flood levels external to the site. 
iii Increase duration of inundation external to the site that could cause loss or damage. 

35  Bioretention basin maintenance management plan (specific condition)  
a Prepare and implement a bioretention basin maintenance management plan (MMP) prior to 

the commencement of the use. The MMP must be prepared by a Registered Professional 
Engineer Queensland (RPEQ) specialising in stormwater management in accordance with 
City Plan Policy SC6.12 Land Development Guidelines and with reference to the Water by 
Design document Maintaining Vegetated Stormwater Assets, Version 1 February 2012 and 
be approved by the Council. 

b The MMP must include, but not necessarily be limited to, the following key information: 
i Design intent and description of the device(s). 
ii The location and specific dimensions of the device(s). 
iii Approved / designed water quality objectives. 
iv Water quality monitoring procedures. 
v Monitoring frequency. 
vi Specifications and procedures for device(s) maintenance. 
vii Plant and equipment access details for maintenance activities. 
viii Maintenance activity schedule defining frequency, area (m2) per maintenance zone, 

hours, staff, plant and equipment, approximate costs per rotation, and per annum. 
ix Performance indicators / intervention levels / triggers for reactive maintenance. 
x Any necessary preventative maintenance measures. 
xi Acceptable solutions for specific items, i.e., acceptable plant species substitutions 

based on availability, hydraulic conductivity, water quality objectives, etc. 
xii Approximate lifecycle maintenance costs. 

Construction Management 

36  Certification of works - Hydraulics and Water Quality 
Provide Council with certificates prepared by qualified expert(s) from the discipline(s) listed 
below, confirming as follows: 

Hydraulics and Water Quality 

Certified 
document 

Certification  
date 

Plan/  
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Post construction 
certification 

Prior to a request 
is made to Council 
to approve the plan 
of subdivision  

Site based 
stormwater 
management 
plan by 
Gassman 
Development 
perspectives 
dated 14 April 
2023 

Registered 
Professional 
Engineer 
Queensland 
(RPEQ) 

Hydraulics & 
Water Quality 
 

The certification is to confirm: 
All stormwater devices (quantity and quality) shown in the approved stormwater 
management plan and associated design drawings have been installed on-site in 
accordance with Council’s approved stormwater management plan and are functioning as 
designed. 

 
 



Hydraulics and Water Quality 

Certified 
document 

Certification 
date 

Plan/  
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Long – term 
maintenance 
agreement 

Prior to 
commencement of 
the use of 
subsequent 
development 

Site based 
stormwater 
management 
plan by 
Gassman 
Development 
perspectives 
dated 14 April 
2023 

The owner/ 
legal 
authority for 
the 
development 

Development 
compliance 

The certification is to confirm: 
An agreement has been entered into with a proprietor or an appropriate entity for the life of 
the development for the long-term maintenance of the bioretention system as per the 
maintenance plan.  
The certification is to also provide a copy of the agreement. 

 

 

Hydraulics and Water Quality 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Engineering design 
drawing 

At the time of 
lodgement of any 
development 
application for 
operational works 
(works for 
infrastructure) 

Site based 
stormwater 
management 
plan by 
Gassman 
Development 
perspectives 
dated 14 April 
2023 

Registered 
Professional 
Engineer 
Queensland 
(RPEQ) 

Hydraulics 
and Water 
Quality 

The certification is to confirm: 
All submitted engineering drawings accurately reflect the stormwater management devices 
and drainage layout contained within the approved stormwater management plan.   
 

 

37  Certification of works - Subdivision Engineering 
Provide Council with certificates prepared by qualified experts from the disciplines listed below, 
confirming as follows: 

Subdivision Engineering 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Certificate for 
electricity supply 

Prior to a request is 
made to Council to 
approve the plan of 
subdivision 
 
 

- An 
authorised 
supplier (e.g. 
Energex) 

Contributed 
Assets  
 
 

The certification is to confirm: 



Underground electricity supply is available to all proposed lots. 

 

Subdivision Engineering 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert discipline Requesting 
Council 
Section 

Contractual 
agreement (e.g. 
Agreement Advice 
or Completion 
Letter from Telstra. 
Alternatively, a 
copy of Master 
Development 
Agreement or 
Small 
Development 
Agreement from 
NBN Co). 

Prior to a 
request is made 
to Council to 
approve the 
plan of 
subdivision 
 
 

- The authorised 
telecommunication 
carrier (e.g. Telstra, 
NBN Co) 

Contributed 
Assets  
 
 

The certification is to confirm: 

Underground telecommunication infrastructure will be installed in accordance with 
telecommunications industry standards (e.g. Telstra / NBN Co standards). 

 

Subdivision Engineering 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Written 
confirmation for 
Permanent Survey 
Marks works 

Prior to a request is 
made to Council to 
approve the plan of 
subdivision 
 

- Registered 
Cadastral 
Surveyor 

Contributed 
Assets  
 

The certification is to confirm: 
That all lots are connected to permanent survey marks in accordance with the requirements 
contained within the permanent survey marks condition. 

  

38  Road names to be submitted 
Provide to Council for approval, specific road names and designation for all proposed roads 
generally in accordance with the Street Naming and Renaming of Existing Streets Policy, prior 
to a request is made to Council for any operational works and to approve the plan of subdivision 
at no cost to Council. 

39  Erosion and sediment control 
a Implement the erosion, sediment and dust control measures identified in the drawings listed 

below at no cost to Council: 

Drawing Title Author Date Drawing Reference No. Ver 
Sediment and erosion 
control layout plan 
sheet 1 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 021 A 

Sediment and erosion 
control layout plan 

Gassman 
Development 

03/02/2023 5941 ENG BE3 022 A 



sheet 2 of 5 Perspectives 

Sediment and erosion 
control layout plan 
sheet 3 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 023 A 

Sediment and erosion 
control layout plan 
sheet 4 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 024 A 

Sediment and erosion 
control layout plan 
sheet 5 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 025 A 

b Undertake works generally in accordance with the Healthy waters code of the City Plan and 
include in particular: 
i Sediment control structures e.g.: sediment fence must be placed at the base of all 

materials imported on site to mitigate sediment run-off. 
ii A perimeter bund and/or diversion drain must be constructed around the disturbed 

areas to prevent any outside clean stormwater from mixing with polluted / 
contaminated stormwater. 

iii All polluted / contaminated water from the site, including dewatering discharge, must 
be treated to achieve the water quality objectives in Table 8.2.1 of the Queensland 
Water Quality Guidelines (DERM September 2009) prior to discharging from the site. 

iv Inspections for erosion and sediment control measures are to occur in accordance 
with the compliance procedures in City Plan Policy SC6.11– Land development 
guidelines, section 4.5.17.1.2 - Compliance. 

 

40  Certification of works – Environmental Assessment 
Provide Council with certificates prepared by qualified experts from the disciplines listed below, 
confirming as follows: 

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Approved 
Vegetation 
management plan 

Prior to plan 
sealing  

- AQF Level 5 
Arborist  

Environmental 
Planning  

The certification is to confirm: 
i All works have been undertaken in accordance with the approved Vegetation 

management plan. 
ii Tree protection fencing has been maintained throughout works. 

 

 

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Fauna 
management plan 

Prior to plan 
sealing 

- DES approved 
fauna spotter 
catcher 

Environmental 
Planning 

 

The certification is to confirm: 



i All works relating to fauna management have been undertaken in accordance with 
the approved vegetation management plan  

  

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Rehabilitation 
management plan 

Prior to plan 
sealing  

- A suitably 
qualified and 
experienced 
bush 
regenerator  

Environmental 
Planning 

The certification is to confirm: 
i All works have been undertaken in accordance with the approved Rehabilitation 

management plan.  
 

41  Supervision of works 
During construction of any works the following professionals must be appointed to supervise 
the below described actions: 

Environmental Assessment 

Expertise required of the 
suitably qualified 
professional 

Actions to be overseen by the professional 

DES approved spotter 
catcher 

Ensure wildlife is suitably cared for during clearing work and 
at any time where damage to the vegetation is possible. 

AQF Level 5 arborist  a All works within the TPZ of vegetation to be retained.  
a Installation of Tree Protection Zone (TPZ) fencing 
b Construction and fencing works within the Tree 

Protection Zone (TPZ) of subject trees to be 
retained. 

c Boundary of open space area is clearly delineated via 
fencing that is in general accordance with AS4970-
2009 and AS 4687-2007 and the approved 
Vegetation management plan 

 

42  Hold point inspection – Environmental Assessment 
Arrange a hold point inspection to complete the requirements identified in City Plan Policy SC6. 
9 – Land development guidelines / Landscape work code of the City Plan for the following: 

Purpose Hold Point Council contact 

Establishment Period 
Confirm primary weed control and all 
required planting has been undertaken 
in accordance with the approved 
rehabilitation management plan to begin 
the establishment period.  

Prior to the 
commencement of 
the 12-month 
establishment 
period. 

Environmental Assessment 
(07) 5582 8866 

On – maintenance Period  
Confirm weed control and establishment 
of planted areas has been undertaken in 
accordance with the approved 
rehabilitation management plan to begin 

Prior to the 
commencement of 
the 12-month 
maintenance 
period. 

Environmental Assessment 
(07) 5582 8866 



the maintenance period. 

Off- maintenance Period  
Confirm weed control and maintenance 
of planted areas has been undertaken in 
accordance with the approved covenant 
rehabilitation management plan 

At the end of the 
12-month 
maintenance 
period, prior to 
plan sealing.  

Environmental Assessment  
(07) 5582 8866 

 

Sewer and Water Works 

43  Sewer reticulation  
Obtain an Operational Works approval for the design and construction of a sewer reticulation 
system in order to connect each proposed Lot (except Lots 902 & 904) to Council’s sewer 
network, prior to a request is made to Council to approve the plan of subdivision at no cost to 
Council and include in particular: 

i Be in accordance with the WSAA Gravity Sewerage Code of Australia – SEQ Service 
Providers Edition and the Water and Sewerage Connections Policy. 

ii The size of the sewer property service connection must be 150mm in accordance with 
Section 5.5.4 of the WSAA Gravity Sewerage Code of Australia – SEQ Service 
Providers Edition 

iii Where an inspection opening (IO) is to be located in a hardstand area, the inspection 
opening shall be brought to surface and provided with a trafficable screwtrap lid. 

iv Ensure all proposed buildings, deep landscaping, structures and footings are a 
minimum 1 metre clear of the property sewer connection. 

v Remove / seal / cap redundant sewer property services. 
Notes: 

i An “Application Work on the City’s infrastructure” form is required for the above works. 
ii Construct and maintain the sewer reticulation system at no cost to Council until the 

asset is accepted “off maintenance” by the City in accordance with the procedures in 
City Plan Policy SC6.11/SC6.12 -  Land development guidelines, Section 6 – Water 
supply and sewerage reticulation standards, Section 7 – Procedures, Section 8.5 – As-
constructed requirements, Section 9 - Specifications and Section 10 – Standard 
drawings. 

44  Water reticulation  
Obtain an Operational Works approval for the design and construction of a water reticulation 
system in order to connect each proposed Lot (except Lots 902 & 904) to Council’s water 
network, prior to a request is made to Council to approve the plan of subdivision at no cost to 
Council and include in particular: 

i Be in accordance with the Water Supply Code of Australia – SEQ Service Providers 
Edition, and the Water and Sewerage Connections Policy. 

ii A water meter is not required for each Lot until a development application is submitted. 
iii Conduits are required to be installed to service any lots where a watermain is on the 

opposite site of the lot via trenchless technology (open cutting of the road is not 
permitted) to connect to Councils potable water supply network. 

iv Future water meters must be in accordance with the Metering Technical Specifications 
and Council’s standard water meter drawings 

v Remove redundant water meters / connections.  
Notes: 
An “Application Work on the City’s infrastructure” form is required for the above works. 

Advice Notes 

A  Works in properties other than the development land 

Where development works or works required to service the development require access, works 
or otherwise on land that is not part of the development approval, the applicant is solely 



responsible for obtaining consent and providing such with the “Application to work on City’s 
infrastructure”. 

Council will not become involved in any disputes arising from attempts to obtain neighbouring 
landowners’ consent and assumes no responsibility for any impacts this has on the 
development. Council shall not be held responsible for any delays, complications or otherwise 
related to obtaining consent from neighbouring landowners as this is a civil matter to be resolved 
between the relevant parties. 

B  Development infrastructure 
Development infrastructure required to be provided in implementing this development approval 
is non-trunk development infrastructure unless otherwise stated in a condition of the approval 

C  Council water and sewer mains to be protected during site works 

The developer is responsible at all times for ensuring that Council’s water and sewerage 
infrastructure is protected during construction activities on site.  This may require physical 
protection measures to be put in place during works such as deliveries, moving heavy 
equipment into and out of the site, or when doing works in close proximity to water and sewer 
assets. 

Where Council water and sewer infrastructure is damaged during construction, Council will 
undertake immediate repairs and any costs associated with these repairs will be charged to the 
landowner, principal contractor or other relevant party.  If further, more permanent repairs are 
required, such as replacement of water and sewer mains, the landowner, principal contractor or 
other relevant party will first be given an opportunity to complete these works (other approvals 
may be required), or Council will undertake these works and pass the costs on to the landowner, 
principal contractor or other relevant party. 

D  Connections and disconnections 
Any connection / disconnection to the existing water and sewerage networks will be at the 
applicant’s cost.  Prior to the connection / disconnection taking place, the applicant must obtain 
written approval from Water and Waste. 

Refer to Water and Sewerage Connections Policy, available on Council’s website 
http://www.cityofgoldcoast.com.au 

E  No open trenching of the road pavement for water connections across / in roadways 
Conduits must be installed to service the proposed development via trenchless technology the 
road (open cutting of the road is not permitted) to connect to Council’s potable water supply 
network. In certain circumstances approval of open trenching of the road may be allowed, 
subject to Council approval. 

Refer to Water and Sewerage Connections Policy, available on Council’s website 
http://www.cityofgoldcoast.com.au 

F  Water meter sizing 
All water meters 50 mm in diameter or larger must be installed aboveground and on lot and 
require an Operational works approval and an easement over the water meter arrangement. 
Unrestricted access to the water service (including meters) must be provided at all times. 

Refer to Water and Metering Technical Specifications, available on Council’s website 
http://www.cityofgoldcoast.com.au 

G  Further development permits / compliance permits 
Further development permits and/or compliance permits from Council are required to facilitate 
the development of the approved works identified in this decision notice.  These include: 

Water and Waste 

Operational works - infrastructure 

Connections / disconnections: Application to work on the City’s Infrastructure 

http://www.cityofgoldcoast.com.au/
http://www.cityofgoldcoast.com.au/
http://www.cityofgoldcoast.com.au/


 

Open Space Assessment 

- Operational works - landscape works (Public works) 

 

Subdivision Engineering 

- Operational works - infrastructure 

 

Transport Assessment 

- Operational works – infrastructure  

 

Landscape Assessment 

- Operational works - landscape works (Private works) 

A copy of this decision notice and accompanying stamped drawings / plans must be submitted 
with any subsequent application identified above. 

H  B-double access 
If the development intended to be serviced by Performance Based Standard (PBS) heavy 
vehicles (up to 26m in length) then the applicant will be required to apply for and obtain separate 
approval for access, as Christensen Road and Christensen Road South is not a PBS pre-
approved route. In this regard, the applicant is advised to contact Crystal Toth at the City Assets 
Branch on 5667 3733 to discuss the permit approval process in parallel with this application. 

I  Connections to, alteration or realignment of Council infrastructure 
Where development works require the connection to, alteration, removal or realignment of 
Council infrastructure or impact on other public utility infrastructure (e.g. telecommunications, 
electricity and gas), the applicant must obtain the necessary approvals from the relevant public 
utility authority prior to works commencing. 

Connection to, alteration, removal or realignment of Council infrastructure includes (but is not 
limited to) fire hydrants, water service meters, sewer maintenance hole covers, stormwater 
drainage infrastructure, reinstatement of maintenance hole covers, stormwater drainage 
infrastructure, crossovers, footpaths, road pavement, kerb and channel, kerb ramps, medians, 
traffic islands, road furniture, signage and line-marking. 

J  Operational Works meeting prior to lodgement 
Council’s Water and Waste Development Services team encourage contact to discuss any 
water and sewer matters of significance prior to the submission of an application for Operational 
Works. 

Contact GCWDA@goldcoast.qld.gov.au to arrange a meeting. 

K  Design, Constructability and Minor change applications 
The application has been approved based on the information provided by the consultant. Water 
and Waste are not liable for any design or constructability issues experienced on-site. All 
necessary steps must be taken prior to construction to validate the information in the designs, 
including locating services. Should any changes be required to the design to ensure it can be 
constructed in compliance with relevant engineering standards; a Minor Change application 
(Section 78 of the Planning Act 2016) must be submitted and approved by Council prior to 
lodging a request for a Pre-Start meeting. 

L  Vegetation Protection 
A property notification will be applied to the lot / subsequent lots stating the property includes 

mailto:GCWDA@goldcoast.qld.gov.au


protection and management of vegetation and / or associated habitat.  

M  Listing of Koala under EPBC Act 
Koala populations in South East Queensland are listed under the Environment Protection and 
Biodiversity Conservation Act 1999 (EPBC Act) as a matter of national significance.  All 
necessary approvals must be obtained prior to any works commencing on the site. 

N  Riverine Protection Permit 
A Riverine Protection Permit under the Water Act 2000 may be required prior to any works 
commencing in the watercourse traversing / adjoining the site. 

O  Species Management Program 
Where an animal breeding place has been identified and activities will tamper with the breeding 
place in order to complete the scope of works, a Species Management Program (SMP) is 
required. 

Further advice is found on: 

https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-
program/ 

P  Stormwater  
A property notification will be applied to the lot / subsequent lots stating a stormwater 
management plan exists for the site and must be complied with at all times. 

Q  Common Property (recreational health precinct)  
The recreational health precinct as identified as ‘Common Property’ with an area of 9,854m2 on 
Coastline Court is to be maintained as private property. At no point in time is the Common 
Property (recreational health precinct) to be dedicated or transferred to Council.  

A property notification will be applied identifying the lot as private open space and not public 
open space.  

Property Notifications 

R  Stormwater 
There are development approval conditions applicable in relation to stormwater management on 
this lot / subsequent lots.  All property owner(s) must ensure compliance with these conditions. 
Refer to Council of the City of Gold Coast’s Decision Notice COM/2023/82. A copy of Council’s 
Decision Notice is available for viewing on Council’s website 
www.goldcoastcity.com.au/pdonline 

S  Vegetation protection 
There are development approval conditions applicable in relation to Vegetation Protection on 
this lot / subsequent lots.  All property owner(s) must ensure compliance with these conditions. 
Refer to Council of the City of Gold Coast’s Decision Notice COM/2023/82. A copy of Council’s 
Decision Notice is available for viewing on Council’s website 
www.goldcoastcity.com.au/pdonline 

T  Common Property (recreational health precinct)  
There are development approval conditions applicable in relation to the Common Property 
(recreational health precinct) on this lot / subsequent lots. The recreational health precinct as 
identified as ‘Common Property’ with an area of 9,854m2 on Coastline Court is to be maintained 
as private property at all times. At no point in time is the Common Property (recreational health 
precinct) to be dedicated or transferred to Council. This lot is identified as private open space 
and not public open space. 

All property owner(s) must ensure compliance with these conditions. Refer to Council of the City 
of Gold Coast’s Decision Notice COM/2023/82. A copy of Council’s Decision Notice is available 
for viewing on Council’s website www.goldcoastcity.com.au/pdonline 

https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-program/
https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-program/
http://www.goldcoastcity.com.au/pdonline
http://www.goldcoastcity.com.au/pdonline
http://www.goldcoastcity.com.au/pdonline


 
 
PART B – OPW Change to ground Level Conditions 
 

General 

1  Timing 

All conditions of this development approval must be complied with at no cost to Council at all 
times unless otherwise stated in another condition. 

2  Approved drawings 
Undertake and maintain the development generally in accordance with the following drawings: 

Operational Works 
Drawing Title Author Date Drawing No. Ver 
Drawing Schedule and Locality 
Plan 

Gassman 12/23 001 F 

General Notes Sheet 1 of 2 Gassman 05/07/23 002 C 

General Notes Sheet 1 of 2 Gassman 05/07/23 003 C 

Drawing Legends Gassman 05/07/23 004 C 

Key Plan Gassman 20/09/23 005 D 

Existing Surface and Feature 
Layout Plan 

Gassman 12/12/23 010 D 

Site Stripping Layout Plan Gassman 05/07/23 011 B 

Sediment and Erosion Control 
Notes and Details 

Gassman 05/07/23 020 C 

Sediment and Erosion Control 
Layout Plan Sheet 1 of 5 

Gassman 12/12/23 021 D 

Sediment and Erosion Control 
Layout Plan Sheet 2 of 5 

Gassman 19/10/23 022 D 

Sediment and Erosion Control 
Layout Plan Sheet 3 of 5 

Gassman 12/12/23 023 D 

Sediment and Erosion Control 
Layout Plan Sheet 4 of 5 

Gassman 19/10/23 024 E 

Sediment and Erosion Control 
Layout Plan Sheet 5 of 5 

Gassman 20/09/23 025 D 

Bulk Earthworks Layout Plan 
Sheet 1 of 5 

Gassman 12/12/23 050 E 

Bulk Earthworks Layout Plan 
Sheet 2 of 5 

Gassman 12/12/23 051 E 

Bulk Earthworks Layout Plan 
Sheet 3 of 5 

Gassman 12/12/23 052 E 

Bulk Earthworks Layout Plan 
Sheet 4 of 5 

Gassman 12/12/23 053 F 

Bulk Earthworks Layout Plan 
Sheet 5 of 5 

Gassman 12/12/23 054 F 

Finished Surface Layout Plan 
Sheet 1 of 5 

Gassman 12/12/23 100 D 



Finished Surface Layout Plan 
Sheet 2 of 5 

Gassman 19/10/23 101 D 

Finished Surface Layout Plan 
Sheet 3 of 5 

Gassman 12/12/23 102 D 

Finished Surface Layout Plan 
Sheet 4 of 5 

Gassman 19/10/23 103 E 

Finished Surface Layout Plan 
Sheet 5 of 5 

Gassman 12/12/23 104 E 

Finished Surface Cross Sections 
Sheet 1 of 4 

Gassman 12/12/23 150 E 

Finished Surface Cross Sections 
Sheet 2 of 4 

Gassman 12/12/23 151 D 

Finished Surface Cross Sections 
Sheet 3 of 4 

Gassman 05/07/23 152 C 

Finished Surface Cross Sections 
Sheet 4 of 4 

Gassman 20/09/23 153 D 

The conditions of this approval are to be read in conjunction with the attached stamped 
approved drawings.  Where a conflict occurs between the conditions of this approval and the 
stamped approved drawings, the conditions of this approval shall take precedence. 

3  Approved Plans 
Undertake and maintain the development generally in accordance with the following plans: 

Geotechnical Engineering 
Plan Title Author Date Plan Reference No. Ver 
Broad Geotechnical 
Assessment, Proposed 
Industrial Development, Lot 1 
on RP6882 and Lot 240 on 
W31320, Stapylton Jacobs 
Well Road & Christensen 
Road, Stapylton 

Morrison 
Geotechnic 
Pty Ltd 

February 2011 Job No. GE11/002 - 

 

4  When the approval lapses if works is not completed 
This approval will lapse if the works is not completed by 13 December 2026, in accordance with 
section 88 of the Planning Act 2016. 

Engineering 

5  Rectification of Council’s infrastructure 
a Rectify any damage caused to Council infrastructure (including kerb, channelling, service 

pits, footpaths and water and sewer reticulation networks) prior to an ‘on maintenance’ 
inspection, at no cost to Council. 

b Maintain the rectified Council infrastructure at no cost to Council at all times. 

6  Earthworks 

a Construct the earthworks identified in the approved drawings condition at no cost to 
Council in accordance with the standards and procedures in City Planning Policy SC6.11 – 
Land development guidelines, sections 3 Change to Ground level standards, 7 
Procedures, 8.5 As-constructed requirements and 9 Specifications and 10 Standard 
drawings. 

b Maintain the earthworks identified above at no cost to Council at all times. 



Environmental and Landscaping 

2  Vegetation management 
a Implement the vegetation management measures identified in the plan listed below at no 

cost to Council: 

Plan Title Author Date Plan Reference No. Ver 
Vegetation 
Management Plan 

Gassman 
Development 
Perspectives 

21 April 2023 - 1.0 

b Undertake works generally in accordance with an operational works approval and City Plan 
Policy SC6.8 – Environmental management plans and the Vegetation management code.  

3  Fauna management 
a Implement the fauna management measures identified in the plan listed below at no cost to 

Council: 

Plan Title Author Date Plan Reference No. Ver 
Vegetation Management 
Plan 

Gassman 
Development 
Perspectives  

21 April 2023 - 1.0 

 

4  Tree pruning and work  
a Topping, lopping, spur or spike climbing of any tree must not occur.   
b Pruning may only occur in a manner consistent with the Australian Standard AS4373 -2007 

– Pruning of Amenity Trees.  
c Undertake all other work on the trunk, foliage or root systems of the trees marked on the 

drawings listed below in a manner consistent with Australian Standard AS4373 - 2007 - 
Pruning of Amenity Trees. 

5  Root pruning and barriers  
a Ensure root pruning utilises a high pressure, needle point water jet prior to insertion of 

proprietary root barriers. 
b Ensure root barriers are installed to a minimum depth of 900mm along the side closest to 

the structure specified in the approved scope of works condition to prohibit or deter growth 
of roots towards the structure. 

6  No damage to retained vegetation  
Ensure all other existing vegetation is retained and not disturbed or damaged during 
implementation of the approved works. 

7  Required landscape treatment to batters (public land)  
a All batters of a grade of 1:4 or steeper must be treated in accordance with Planning Scheme 

Policy 11 – Land Development Guidelines. 
b Batter stabilisation works must commence within 10 days of completion of the construction 

of the batter. 
c Batter revegetation must be a minimum of 1 plant per square metre  
d Batters must be revegetated with local native species.  
e The revegetation planting on the constructed batter must be fertilised every 6 months during 

the ‘Establishment’ & On Maintenance period.  
f Soil stabilisation and batter improvements including, topsoil, mulch, jute-matting must be 

undertaken unless otherwise agreed upon at pre-start by Council Officer (Contributed 
Assets).  

8  Batter treatments (private land) 



Within common property and within the 20 metre width eastern buffer, where cut batters are 
steeper than 1V:3H they must have a maximum grade of 1:2, and be over excavated, micro 
benched, and incorporate a minimum soil depth of 400mm, as per correspondence from 
Douglas Partners, Project 90520.00. L.002.docx, Dated 24 January 2019, titled Batter 
Treatment, consistent with Stage 2 works. 

Stormwater Drainage 

9  Overland flow paths and hydraulic alterations 
a Leave unaltered the overland flow paths on the site, such that the characteristics of existing 

overland flows on other properties remain uninhibited and unchanged.   
b The development must not: 

i Increase peak flow rates downstream from the site 
ii Increase flood levels external to the site 
iii Increase duration of inundation external to the site that could cause loss or damage 

10  Erosion and sediment control 
a Implement the erosion, sediment and dust control measures identified in the drawings listed 

below at no cost to Council: 

Drawing Title Author Date Drawing Reference 
No. 

Ver 

Sediment and erosion 
control notes and details 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 020 A 

Sediment and erosion 
control layout plan sheet 
1 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 021 A 

Sediment and erosion 
control layout plan sheet 
2 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 022 A 

Sediment and erosion 
control layout plan sheet 
3 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 023 A 

Sediment and erosion 
control layout plan sheet 
4 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 024 A 

Sediment and erosion 
control layout plan sheet 
5 of 5 

Gassman 
Development 
Perspectives 

03/02/2023 5941 ENG BE3 025 A 

b Undertake works generally in accordance with the Healthy waters code of the City Plan and 
include in particular: 
i Sediment controls must be maintained and amended as necessary to ensure that the 

measures implemented conform to the Construction Phase stormwater management 
design objectives of the State Planning Policy 2017 (Appendix 2 Table A). 

ii Erosion, sediment and dust control measures must be implemented in accordance with 
the approved plan/drawings and the Best Practice Erosion & Sediment Control (IECA 
Australasia, November 2008).  

iii Sediment control structures (eg. sediment fence) must be placed at the base of all 
materials imported on-site to mitigate any sediment runoff. 

iv A perimeter bund and/or diversion drain must be constructed around the disturbed area to 
prevent any outside clean stormwater from mixing with polluted/contaminated 
stormwater. 

v All polluted/contaminated water from the site, including dewatering discharge, must be 
treated to achieve the water quality objectives in Table 8.2.1 of the Queensland Water 
Quality Guidelines (DERM, September 2009) prior to discharging from the site. 



vi Inspections for erosion and sediment control measures are to occur in accordance with 
the compliance procedures in City Planning Policy SC6.11 – Land development 
guidelines, section 4.5.17.1.2 – Compliance. 

11  Erosion and sediment control 
a Implement the erosion, sediment and dust control measures identified in the approved 

drawings at no cost to Council. 
b Undertake works generally in accordance with the operational works approval and include in 

particular: 
i Sediment controls must be maintained and amended as necessary to ensure that the 

measures implemented conform to the Construction Phase stormwater management 
design objectives of the State Planning Policy 2017 (Appendix 2 Table A). 

ii Erosion, sediment and dust control measures must be implemented in accordance with 
the approved plan/drawings and the Best Practice Erosion & Sediment Control (IECA 
Australasia, November 2008).  

iii Sediment control structures (eg. sediment fence) must be placed at the base of all 
materials imported on-site to mitigate any sediment runoff. 

iv A perimeter bund and/or diversion drain must be constructed around the disturbed area to 
prevent any outside clean stormwater from mixing with polluted/contaminated 
stormwater. 

v All polluted/contaminated water from the site, including dewatering discharge, must be 
treated to achieve the water quality objectives in Table 8.2.1 of the Queensland Water 
Quality Guidelines (DERM, September 2009) prior to discharging from the site. 

vi Inspections for erosion and sediment control measures are to occur in accordance with 
the compliance procedures in City Planning Policy SC6.11 – Land development 
guidelines, section 4.5.17.1.2 – Compliance. 

12  Legal point of discharge  
Construct and maintain the stormwater drainage system identified in the approved drawings 
condition at no cost to Council until the asset is accepted “off maintenance” by the City in 
accordance with the procedures in City Plan Policy SC6.11 – Land development guidelines, 
Section 4 – Stormwater drainage and water sensitive urban design standards, Section 7 – 
Procedures, Section 8.5 - As-constructed requirements, Section 9 – Specifications, and Section 
10 - Standard drawings. 

Construction Management  

13  Certification of works – Environmental Assessment 
Provide Council with certificates prepared by qualified experts from the disciplines listed below, 
confirming as follows: 

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Approved 
Vegetation 
management 
plan 

Prior to plan 
sealing  

- AQF Level 5 
Arborist  

Environmental 
Planning  

The certification is to confirm: 
i All works have been undertaken in accordance with the approved Vegetation 

management plan. 
ii Tree protection fencing has been maintained throughout works. 

 



 

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Fauna 
management plan 

Prior to plan 
sealing 

- DES approved 
fauna spotter 
catcher 

Environmental 
Planning 

The certification is to confirm: 

i All works relating to fauna management have been undertaken in accordance with 
the approved vegetation management plan  

  

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Rehabilitation 
management plan 

Prior to plan 
sealing  

- A suitably 
qualified and 
experiences 
bushcare 
regenerator  

Environmental 
Planning 

The certification is to confirm: 
i All works have been undertaken in accordance with the approved Rehabilitation 

management plan.  
 

14  Certification of works – Operational Works 
Provide Council with certificates prepared by qualified experts from the disciplines listed below, 
confirming as follows: 

Operational Works 

Certified 
document 

Certification date Plan/ Drawing Expert 
discipline 

Requesting 
Council 
Section 

Appendix A 
Certification from 
the Land 
Development 
Guidelines 

Upon practical 
completion of 
works. 

N/A Registered 
Professional 
Engineer 
Queensland 
(RPEQ) 

Contributed 
Assets 

 
The certification is to confirm: 

i All works have been undertaken generally in accordance with the approval. 
 

 
Geotechnical 
Certified document Certification date Plan/ Drawing Expert 

discipline 
Requesting 
Council 
Section 

Geotech 
certification for 
stability 

Upon practical 
completion of 
works. 

N/A Registered 
Professional 
Engineer 
Queensland 

Contributed 
Assets 



(RPEQ) 
 
The certification is to confirm: 

i Cut/fill batters associated with the proposed development have been adequately 
designed based on existing geotechnical conditions of the site taking into account all 
predicted surcharge loadings; and they will achieve a long-term factor of safety 
greater than or equal to 1.5 against geotechnical failure. 

ii Constructed cut/fill batters on the site have achieved adequate stability with a long-term 
factor of safety greater than or equal to 1.5 against geotechnical failure. 

 
Geotechnical 
Certified document Certification date Plan/ Drawing Expert 

discipline 
Requesting 
Council 
Section 

Geotech 
certification for 
level 1 

Upon practical 
completion of 
works. 

N/A Registered 
Professional 
Engineer 
Queensland 
(RPEQ) 

Contributed 
Assets 

 
The certification is to confirm: 

i Earthworks have been carried out in accordance with AS 3798-2007: Guidelines on 
earthworks for commercial and residential developments. 

ii Supervision of bulk earthworks was completed to Level 1 and the frequency of field 
density testing must be in accordance with Table 8.1 of AS 3798-2007. 

iii Fill materials were placed in layers, watered if required and compacted to achieve the 
specified density ratio as specified in Table 5.1 - Minimum Relative Compaction of AS 
3798-2007. 

 

15  Supervision of works 
During construction of any works the following professionals must be appointed to supervise 
the below described actions: 

Environmental Assessment 

Expertise required of the 
suitably qualified 
professional 

Actions to be overseen by the professional 

DES approved spotter 
catcher 

Ensure wildlife is suitably cared for during clearing work and 
at any time where damage to the vegetation is possible. 

AQF Level 5 arborist  a All works within the TPZ of vegetation to be retained.  
d Installation of Tree Protection Zone (TPZ) fencing 
e Construction and fencing works within the Tree 

Protection Zone (TPZ) of subject trees to be 
retained. 

f Boundary of open space area to be clearly delineated 
via fencing that is general in accordance with 
accordance with AS4970-2009 and AS 4687-2007. 

 

16  Supervision of works 
During construction of any works the following professionals must be appointed to supervise 
the below described actions: 

 
 



Operational works 

Expertise required of the 
suitably qualified 
professional 

Actions to be overseen by the professional 

Registered Professional 
Engineer of Queensland 
(RPEQ) 

Bulk earthworks inspected to level 1 in accordance with 
AS3798-2007 

 

17  Pre-start inspection 
Arrange a pre-start inspection prior to the commencement of works to complete the 
requirements identified in City Plan Policy SC.6.11 – Land development guidelines, section 
6.7.3.1.1 for the following: 

Purpose Council contact 

Ensure soil stabilisation and batter improvements including 
top soil, mulch and jute-matting is undertaken 

Contributed Assets 
07 55829034 

Copies of applicable material including this decision notice and stamped approved plans, 
drawings and reports are to be available for the meeting and kept on site during construction. 

18  Hold point inspection 
Arrange a hold point inspection to complete the requirements identified in City Plan Policy 
SC.6.11 – Land development guidelines, section 3.5 – Cut / fill batters and earth-retaining 
structures / Landscape work code of the City Plan for the following: 

Purpose Hold Point Council contact 

Confirm batter stabilisation works is 
undertaken. 

Within 10 days of 
completion of the 
batter construction  

Contributed Assets 
07 5582 9034 

Copies of applicable material including this decision notice and stamped approved plans, 
drawings and reports are to be available for the meeting and kept on site during construction. 

19  Practical Completion  
Arrange a practical completion meeting to complete the requirements identified in Planning 
Scheme 2003 – Land development guidelines City civil engineering inspections for the following: 

Purpose Hold Point Council contact 

Confirm completion of works have been 
undertaken in accordance with this 
approval 

Prior to receiving 
a practical 
completion letter 

Contributed Assets 
07 5582 9034 

Copies of applicable material including this decision notice and stamped approved plans, 
drawings and reports are to be available for the meeting and kept on site during construction. 

20  Availability of approved plans, drawings and reports 
Retain a copy of this decision notice and stamped approved plans, drawings and reports on site 
at all times during construction.  Any contractors undertaking approved work (including tree 
removal or relocations) must be directly provided with a copy of these conditions and instructed 
as to the need to comply with them. 

21  Haulage access/site management plan 
a Prepare and implement a Haulage access/site management plan generally in accordance 

with the Change to ground level and creation of new waterways code of the City Plan prior 
to any works commencing. 

b The Haulage access/site management plan must be prepared by a suitably qualified 
professional and include in particular.  



i Address the provision of vehicle barrier(s) along the frontages of the land to ensure 
vehicles use approved crossovers  

ii Provide Loading/unloading operations. 
iii Address nuisance from dust, noise, vibration, smoke and material tracked onto 

public roads as a result of hauling and filling operations and how complaints will be 
addressed.   

iv Identity measures and work practices to ensure the site will be maintained in a clean 
and tidy state at all times including collection, storage and disposal of all waste 
materials. 

v Identify measures and work practices to ensure non- recyclable debris transported 
from the site is disposed of at an approved waste facility.  Combustion of any 
material is not permitted on the subject site without prior approval of Council. 

vi Identify measures and work procedures to ensure gravel access areas to the site, 
transport dust covers and shake (hose) down areas are in place to control both on-
site dust nuisance and contamination of external properties, roadways and receiving 
waterways. 

c Comply with the Haulage access/site management plan during all construction works at no 
cost to Council. 

22  Transport of soil/fill/excavated material 
a During the transportation of soil and other fill/excavated material: 
b All trucks hauling soil, or fill/excavated material must have their loads secure and covered. 
c Any spillage that falls from the trucks or their wheels must be collected and removed from 

the site and streets along which the trucks travel on a daily basis. 
d Prior to vehicles exiting the site, measures must be taken to remove the soil from the wheels 

of the vehicles to prevent soil and mud being deposited on public roads. 

23  Earthworks as-constructed data 
Prepare and submit for approval as-constructed data for the constructed earthworks generally in 
accordance with City Plan Policy SC6.11 – Land development guidelines, section 8.5 prior to 
request for practical completion of the works. 

24  Pre-start inspection 
Arrange a pre-start inspection prior to the commencement of works to complete the 
requirements identified in SC.6.11 City Plan Policy – Land development guidelines for the 
following: 

Purpose Council contact 

Review and discuss Operational works – change to ground 
level approval 

Contributed Assets 
(07) 5582 9034 

Copies of applicable material including this decision notice and stamped approved plans, 
drawings and reports are to be available for the meeting and kept on site during construction. 

25  Hold point inspection 
Arrange a hold point inspection to complete the requirements identified in SC.6.11 City Plan 
Policy – Land development guidelines/Landscape work code of the City Plan for the following: 

Purpose Hold Point Council contact 

Confirm works have been undertaken in 
accordance with the operational works 
approval and associated hold point 
requirements identified in SC6.11 City 
Plan Policy – Land development 
guidelines 

As indicated in 
SC6.11 City Plan 
Policy – Land 
development 
guidelines 

Contributed Assets 
(07) 5582 9034 

Copies of applicable material including this decision notice and stamped approved plans, 



drawings and reports are to be available for the meeting and kept on site during construction. 

26  Practical Completion  
Arrange a practical completion meeting to complete the requirements identified in City Plan 
Policy SC6.11 – Land development guidelines, section 7.3.1 City civil engineering inspections 
for the following: 

Purpose Hold Point Council contact 

Confirm completion of works have been 
undertaken in accordance with this 
approval 

Prior to receiving 
a practical 
completion letter 

Contributed Assets 
07 5582 9034 

Copies of applicable material including this decision notice and stamped approved plans, 
drawings and reports are to be available for the meeting and kept on site during construction. 

27  Bond 
a Provide security to Council in the amount of $125,000 to secure:  

i Compliance with all conditions of this approval. 
b Where a performance bond is in place with Council for previous stages within the 

development for sediment and erosion control purposes, this bond can be rolled over to 
Stage 3 so that the total performance bond value over the subject site is maintained at 
$125,000 whilst operational works for a change to ground level is being taken over the 
subject site.  

c Provide the security prior to arranging a Pre-start inspection.  Council will hold the security 
until: 

i Works are acceptable to proceed to on maintenance/practical completion. 

Information note: Contact Contributed Assets on 07 5582 9034 for more information on the 
Bond lodgement. 

28  Certification of works - Geotechnical Engineering 
Provide Council with certificates prepared by qualified expert(s) from the discipline(s) listed 
below, confirming as follows: 
 

Geotechnical Engineering 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Batters design Prior to 
commencement of 
any works 

- Registered 
Professional 
Engineer of 
Queensland 
(RPEQ) 
specialising in 
geotechnical 
engineering 

Geotechnical 
Engineering 

The certification is to confirm: 
All cut / fill batters associated with the proposed development have been designed to 
achieve a long term factor of safety greater than or equal to 1.5 against failure. 

 

Geotechnical Engineering 

Certified 
document 

Certification 
date 

Plan/  
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Batters Prior to a request  Registered Geotechnical 



construction is made to Council 
to approve the plan 
of subdivision 

Professional 
Engineer of 
Queensland 
(RPEQ) 
specialising in 
geotechnical 
engineering 

Engineering 

The certification is to confirm: 
All constructed cut / fill batters associated with the proposed development have achieved a 
long term factor of safety greater than or equal to 1.5 against failure. 

 

Geotechnical Engineering 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Post construction 
earthworks 
certification 

Prior to a request 
is made to Council 
to approve the plan 
of subdivision 

- Registered 
Professional 
Engineer of 
Queensland 
(RPEQ) 
specialising 
in 
geotechnical 
engineering 

Geotechnical 
Engineering 

The certification is to confirm: 
i All earthworks are carried out in accordance with AS3798-2007: Guidelines on 

earthworks for commercial and residential developments. 
ii Inspection and testing of all earthworks are carried out to Level 1 and the frequency 

of field density testing is in accordance with Table 8.1 of AS3798-2007. 
iii Fill materials are placed in layers, watered if required and compacted to achieve the 

specified density ratio as specified in Table 5.1 – Minimum Relative Compaction of 
AS3798-2007. 

 

Advice Notes 

A  Compliance with conditions 
Once this development approval takes effect, the conditions attach to the land and are 
applicable in perpetuity.  It is a development offence to contravene a development approval, 
including any of its conditions. 

B  Vegetation protection 
A property notification will be applied to the lot / subsequent lots stating the property includes 
protection and management of vegetation and/or associated habitat. 

C  Listing of Koala under EPBC Act 
Koala populations in South East Queensland are listed under the Environment Protection and 
Biodiversity Conservation Act 1999 (EPBC Act) as a matter of national significance.  All 
necessary approvals must be obtained prior to any works commencing on the site. 

D  Riverine Protection Permit 
A Riverine Protection Permit under the Water Act 2000 may be required prior to any works 
commencing in the watercourse traversing / adjoining the site. 

E  Species Management Program 
Where an animal breeding place has been identified and activities will tamper with the breeding 



place in order to complete the scope of works, a Species Management Program (SMP) is 
required. 

Further advice is found on: 

https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-
program/ 

F  Indigenous cultural heritage legislation and duty of care requirement 
The Aboriginal Cultural Heritage Act 2003 (‘ACHA’) is administered by the Department of 
Aboriginal and Torres Strait Islander and Multicultural Affairs (DATSIMA). The ACHA 
establishes a duty of care to take all reasonable and practicable measures to ensure any 
activity does not harm Aboriginal cultural heritage. This duty of care: 
a Is not negated by the issuing of this development approval;  
b Applies on all land and water, including freehold land;   
c Lies with the person or entity conducting an activity; and 
d If breached, is subject to criminal offence penalties. 
Those proposing an activity involving surface disturbance beyond that which has already 
occurred at the proposed site must observe this duty of care.  
Details of how to fulfil this duty of care are outlined in the duty of care guidelines gazetted with 
the ACHA.  

The applicant should contact DATSIMA’s Cultural Heritage Coordination Unit on 07 3405 3050 
for further information on the responsibilities of developers under the ACHA. 

G  Encroachment of works 
If any operational works, the subject of this approval encroaches on adjoining land, a letter from 
the adjoining owner must be submitted to Council consenting to the carrying out of these works. 

H  Applicant responsibilities 
The applicant is responsible for securing all necessary approvals and tenure, providing statutory 
notifications and complying with all relevant laws. 
Nothing in this decision notice alleviates the need for the applicant to comply with all relevant 
local, State and Commonwealth laws and to ensure appropriate tenure arrangements have 
been made where the use of/reliance upon land other than that owned by the applicant is 
involved.  Without liming this obligation, the applicant is responsible for: 
a Obtaining all other/further necessary approvals, licences, permits, resource entitlements 

etc by whatever name called required by law before the development the subject of this 
approval can be lawfully commended and to carry out the activity for its duration; 

b Providing any notifications required by law (by way of example only, to notify the 
administering authority pursuant to the Environment Protection Act 1994 of environmental 
harm being caused/threatened by the activity, and upon becoming aware the premises is 
being used for a ‘notifiable activity’); 

c Securing tenure/permission from the relevant owner to use private or public land not 
owned by the applicant (including for access required by conditions of approval); 

d Ensuring the correcting siting of structures on the land.  An identification survey 
demonstrating correct siting and setbacks of structures may be requested of the applicant 
to ensure compliance with this decision notice and applicable codes; 

e Providing Council with proof of payment of the Portable Long Service Leave building 
construction levy (or proof of appropriate exemption) where the value of the Operational 
Works exceed $150,000.  Acceptable proof of payment is a Q.Leave –Notification and 
Payment Form approved by the Authority.  Proof of payment must be provided before 
Council can issue a development permit for the Operational works.  This is a requirement 
of section 77(1) of the Building and Construction Industry (Portable Long Service Leave) 
Act 1991; and 

f Making payment of any outstanding Council rates and charges applicable to the 
development site prior to the lodgement of subdivision plans. 

https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-program/
https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-program/


I  Water usage 
The use of potable water is not permitted in activities associated with road and pavement 
construction, the compaction of fill material or dust suppression.  The use of recycled water is 
encouraged, especially where other alternative sources do not exist.  Where recycled water is 
proposed to be used, contact the Water & Waste Water Recycled Water Management Team. 
More information is available for viewing on Council’s website 
http://www.goldcoast.qld.gov.au/environment/recycled-water-for-industry-7900.html 

J  Fire ant control 
Northern suburbs of the Gold Coast are within Fire Ant Biosecurity zone 2 and must remain 
vigilant for the presence of fire ants. Under the Biosecurity Act 2014 individuals and 
organisations whose activities involve the movement or storage of fire ant carriers have a 
general biosecurity obligation to take all reasonable steps to ensure they do not spread fire 
ants.  Movement of a fire ant carrier from within the fire ant biosecurity zone may need a 
biosecurity instrument permit. More information is available on the Department of Agriculture 
and Fisheries website www.daf.qld.gov.au/plants/weeds-pest-animals-ants/invasive-ants/fire-
ants. 

 
PART C – OPW Tree Clearing Conditions  
 

General 

1  Approved drawings 
Undertake and maintain the development generally in accordance with the following drawings: 

Environmental Assessment 
Drawing Title Author Date Drawing No. Ver 
Vegetation Management Plan 
(Stage 3) Sheet 1 of 3 
(Overview) 

Gassman 
Development 
Perspectives 

21 April 2023 5941 Stage 3 
VMP 002 

002 

Vegetation Management Plan 
(Stage 3) Sheet 2 of 3 

Gassman 
Development 
Perspectives 

21 April 2023 5941 Stage 3 
VMP 002 

002 

Vegetation Management Plan 
(Stage 3) Sheet 3 of 3 

Gassman 
Development 
Perspectives 

21 April 2023 5941 Stage 3 
VMP 002 

002 

The conditions of this approval are to be read in conjunction with the attached stamped 
approved drawings.  Where a conflict occurs between the conditions of this approval and the 
stamped approved drawings, the conditions of this approval shall take precedence. 

2  Approved Plans 
Undertake and maintain the development generally in accordance with the following plans: 

Environmental Assessment 
Plan Title Author Date Plan Reference No. Ver 
Vegetation Management 
Plan 

Gassman 
Development 
Perspectives 

21 April 2023 - 1.0 

 

http://www.goldcoast.qld.gov.au/environment/recycled-water-for-industry-7900.html
http://www.daf.qld.gov.au/plants/weeds-pest-animals-ants/invasive-ants/fire-ants
http://www.daf.qld.gov.au/plants/weeds-pest-animals-ants/invasive-ants/fire-ants


3  Scope of works 
Undertake the vegetation clearing in accordance with the following scope of works: 

Vegetation ID No.  Quantity and 
species 

Approved 
works 

Justification of 
works 

1-290 Assortment of 
species  

Total removal  Removal required to 
accommodate works 

The conditions of this approval are to be read in conjunction with the attached stamped 
approved drawings.  Where a conflict occurs between the conditions of this approval and the 
stamped approved drawings, the conditions of this approval shall take precedence. 

Environmental and Landscaping 

4  Vegetation management 
a Implement the vegetation management measures identified in the plan listed below at no 

cost to Council: 

Plan Title Author Date Plan Reference No. Ver 
Vegetation 
Management Plan 

Gassman 
Development 
Perspectives 

21 April 2023 - 1.0 

b Undertake works generally in accordance with an operational works approval and City 
Plan Policy SC6.8 – Environmental management plans and the Vegetation management 
code.  

5  Tree pruning and work 
a Topping, lopping, spur or spike climbing of any tree must not occur.   
b Pruning may only occur in a manner consistent with the Australian Standard AS4373 -

2007 – Pruning of Amenity Trees.  
c Undertake all other work on the trunk, foliage or root systems of the trees marked on the 

drawings listed below in a manner consistent with Australian Standard AS4373 - 2007 - 
Pruning of Amenity Trees. 

6  Root pruning and barriers  
a Ensure root pruning utilises a high pressure, needle point water jet prior to insertion of 

proprietary root barriers. 
b Ensure root barriers are installed to a minimum depth of 900mm along the side closest to 

the structure specified in the approved scope of works condition to prohibit or deter growth 
of roots towards the structure. 

7  No damage to retained vegetation  
Ensure all other existing vegetation is retained and not disturbed or damaged during 
implementation of the approved works. 

8  Fauna management 
a Implement the fauna management measures identified in the plan listed below at no cost 

to Council: 

Plan Title Author Date Plan Reference No. Ver 
Vegetation Management 
Plan 

Gassman 
Development 
Perspectives  

21 April 2023 - 1.0 

 

 



Construction Management 

9  Certification of works – Environmental Assessment 
Provide Council with certificates prepared by qualified experts from the disciplines listed 
below, confirming as follows: 

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Approved 
Vegetation 
management plan 

Prior to plan 
sealing  

- AQF Level 5 
Arborist  

Environmental 
Planning  

The certification is to confirm: 
i All works have been undertaken in accordance with the approved Vegetation 

management plan. 
ii Tree protection fencing has been maintained throughout works. 

 

 

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Fauna 
management plan 

Prior to plan 
sealing 

- DES approved 
fauna spotter 
catcher 

Environmental 
Planning 

The certification is to confirm: 

i All works relating to fauna management have been undertaken in accordance with 
the approved vegetation management plan  

  

Environmental Assessment 

Certified 
document 

Certification 
date 

Plan/ 
Drawing 

Expert 
discipline 

Requesting 
Council 
Section 

Rehabilitation 
management plan 

Prior to plan 
sealing  

- A suitably 
qualified and 
experienced 
bush 
regenerator  

Environmental 
Planning 

The certification is to confirm: 
i All works have been undertaken in accordance with the approved Rehabilitation 

management plan.  
 

10  Supervision of works 
During construction of any works the following professionals must be appointed to supervise 
the below described actions: 

Environmental Assessment 

Expertise required of the 
suitably qualified 
professional 

Actions to be overseen by the professional 



DES approved spotter 
catcher 

• To be present at the pre-start 
• Ensure wildlife is suitably cared for during clearing 

work and at any time where damage to the 
vegetation is possible. 

AQF Level 5 arborist  • To be present at the pre-start 
• All works within the TPZ of vegetation to be retained.  
• Installation of Tree Protection Zone (TPZ) fencing 

along the boundary of the open space area 
• Construction and fencing works within the Tree 

Protection Zone (TPZ) of subject trees to be 
retained. 

g Boundary of open space area to be clearly 
delineated via fencing that is general in accordance 
with accordance with AS4970-2009 and AS 4687-
2007. 

 

11  Pre-start inspection  
Arrange a pre-start inspection prior to the commencement of works to complete the 
requirements identified in City Plan Policy SC6. 11 – Land development guidelines for the 
following:  

Purpose Council contact 

a Undertake a pre-clearing meeting on site to discuss 
matters related to  

i fauna assessment and  
ii tree protection fencing  

b Confirm that the boundary of open space area is 
clearly delineated via fencing that is in general 
accordance with AS4970-2009 and AS 4687-2007 
and approved Vegetation management plan with 
the minimum AQF level 5 Arborist. 

c Confirm adequate sediment and erosion control 
measures are in place in accordance with the 
approved plan / drawings and the Best Practice 
Erosion & Sediment Control (IECA Australasia, 
November 2008). 

 

Environmental Planning 
07 5582 8866 

Copies of applicable material including this decision notice and stamped approved plans, 
drawings and reports are to be available for the meeting and kept on site during construction. 

Advice Notes 

A  Vegetation protection 
A property notification will be applied to the lot / subsequent lots stating the property includes 
protection and management of vegetation and/or associated habitat. 

B  Listing of Koala under EPBC Act 
Koala populations in South East Queensland are listed under the Environment Protection and 
Biodiversity Conservation Act 1999 (EPBC Act) as a matter of national significance.  All 
necessary approvals must be obtained prior to any works commencing on the site. 

C  Environmental Covenant 
A property notification will be applied to the lot / subsequent lots relating to the establishment 



and management of a covenant area for the site and must be complied with at all times. 

D  Species Management Program 
Where an animal breeding place has been identified and activities will tamper with the 
breeding place in order to complete the scope of works, a Species Management Program 
(SMP) is required. 

Further advice is found on: 

https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-
program/ 

 
 

https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-program/
https://environment.des.qld.gov.au/licences-permits/plants-animals/species-management-program/


Statement of reasons (given under section 63(4) of the Planning Act 2016) 
 
Details of proposed 
development 

The proposed development is for a Combined application for 
Reconfiguring a lot one into four community title scheme industrial 
lots, common property, two public stormwater lots, public open space 
conservation lot, and new public road and Operational Works for 
change to ground level and tree works.. 

 
Assessment benchmarks The following assessment benchmarks applied to the proposed 

development: 
• M38 Industrial Estate Place Code  
• Reconfiguring a Lot Code. 
• Works for infrastructure Code.  
• Changes to Ground Level and Creation of New Water bodies 

Code. 
• Vegetation Management Code.  
• Landscape work Code. 
• Sediment and Erosion Control Constraint Code.  
• Bushfire management Areas Constraint Code.  
• Car Parking, Access and Transport Integration Constraint Code.  
• Cultural Heritage (Indigenous) Constraint Code. 
• Cultural Heritage (Historic) Constraint Code. 
• Flood Affected Areas Constraint Code. 
• Nature Conservation Constraint Code.  
• Steep Slopes or Unstable Soils Constraint Code.  
• Natural Wetland Areas and Natural Waterways Constraint Code.  
• Canals and Waterways Constraint Code. 
• Rail Corridor Environs Constraint Code.  
• Road Traffic Noise Management Constraint Code. 

 
 
Relevant matters Not applicable – Code assessment 
 
Matters raised in submissions   Not applicable – Code assessment 

 
Reasons for decision An assessment of the development application was carried out 

against the assessment benchmarks listed above and was 
determined to comply.  A summary of the main reasons for the 
decision are as follows: 
• The development provides lot sizes consistent with the intent of 

the M38 Industrial Estate Place Code. The development delivers 
a range of lot sizes to support a various scale of industrial 
development.  

• The inclusion of an embellished communal open space area 
provides recreational facilities for the immediate workforce in the 
industrial estate.  

• Conditions have been included to ensure these communal open 
space areas remain in private ownership in perpetuity with no 
future maintenance obligation on Council. 

• The dedication of the Open space conservation lot provides a 
buffer to Sandy Creek to the south maintain the ecological 



corridor and protecting the banks of the mapped waterway.  
• The development delivers road upgrades to the Eastern Service 

Road, Christensen Road and Christensen Road South as per the 
overarching preliminary approval conditions.  
 

 
Matters prescribed by a 
regulation 

Not applicable 
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ENGINEERING  

DEVELOPMENT APPLICATION FOR 

MATERIAL CHANGE OF USE - 

WAREHOUSE AND AN ANCILLARY 

OFFICE 

November 2024 

ADDRESS 
Approved Lot 303, Coastlink Court, Stapylton 
QLD 4207 
 
REAL PROPERTY DESCRIPTION 
Part of Lot 505 on SP316171 
 
PREPARED FOR 
FPI Queensland Pty Ltd 

SERVICES REPORT  



 

 

“IMPORTANT NOTE” 

 

Apart from fair dealing for the purposes of private study, research, criticism, or review as 

permitted under the Copyright Act, no part of this report, its attachments or appendices may 

be reproduced by any process without the written consent of Gassman Development 

Perspectives Pty Ltd. 

 

We have prepared this report for the sole purposes of FPI Queensland Pty Ltd (“Client”) for 

the specific purpose of an Engineering Services Report (“Purpose”). This report is strictly 

limited to the Purpose and the facts and matters stated in it and does not apply directly or 

indirectly and will not be used for any other application, purpose, use or matter. 

 

In preparing this report we have made certain assumptions. We have assumed that all 

information and documents provided to us by the Client or as a result of a specific request or 

enquiry were complete, accurate and up-to-date. Where we have obtained information from a 

government register or database, we have assumed that the information is accurate. Where 

an assumption has been made, we have not made any independent investigations with 

respect to the matters the subject of that assumption. We are not aware of any reason why 

any of the assumptions are incorrect. 

 

This report is presented without the assumption of a duty of care to any other person (“Third 

Party”) other than the Client. The report may not contain sufficient information for the 

purposes of a Third Party or for other uses. Without the prior written consent of Gassman 

Development Perspectives Pty Ltd: 

 

a) This report may not be relied on by a Third Party; and 

 

b) Gassman Development Perspectives Pty Ltd will not be liable to a Third Party for any 

loss, damage, liability or claim arising out of or incidental to a Third-Party publishing, 

using  or relying on the facts, content, opinions or subject matter contained in this 

report. 

 

If a Third Party uses or relies on the facts, content, opinions or subject matter contained in 

this report with or without the consent of Gassman Development Perspectives Pty Ltd, 

Gassman Development Perspectives Pty Ltd disclaims all risk and the Third Party assumes 

all risk and releases and indemnifies and agrees to keep indemnified Gassman Development 

Perspectives Pty Ltd from any loss, damage, claim or liability arising directly or indirectly from 

the use of or reliance on this report.  

 

In this note, a reference to loss and damage includes past and prospective economic loss, 

loss of profits, damage to property, injury to any person (including death) costs and expenses 

incurred in taking measures to prevent, mitigate or rectify any harm, loss of opportunity, legal 

costs, compensation, interest and any other direct, indirect, consequential or financial or other 

loss. 
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1.0 INTRODUCTION  

 

Gassman Development Perspectives (GDP) has been engaged by FPI Queensland Pty Ltd 

(Client) to prepare an Engineering Services Report over approved Lot 303 Coastlink Court, 

Stapylton (Currently part of Lot 505 on SP316171) requesting a development permit for the 

following development aspects: 

 

• Material Change of Use for Warehouse with ancillary office; and  

• Operational Work for Change to Ground Level. 

 

The proposal seeks to establish a Speculative Warehouse facility and an ancillary office, for 

approved Lot 303, which is located within Stage 3 of the Vantage Industrial Estate (Council 

Ref: COM/2023/82). Refer to Appendix A for the proposed Site Plan.  

 

An extract of the proposed development is shown within Figure 1.1 below. The purpose of 

this report is to supply information relating specifically to civil engineering infrastructure, 

services and issues over the subject site and how the proposed warehouse can be managed 

through either the use of or via minor augmentation to the approved infrastructure currently 

under construction within Vantage Stage 3. 

 

 
Figure 1.1: Proposed Plan of Development, Source: FPI Site Plan 

 

2.0 SITE DESCRIPTION 

 

2.1 SITE LOCATION 
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The subject site is located within the City of Gold Coast Council’s (Council) local government 

boundaries, in Council’s “Future Medium Impact Industry” zone precinct. The subject site is 

bounded by the future Vantage Yatala Health and Wellbeing Precinct (Vantage Yatala 

Common Property) to the north, the existing Amgrow industrial site to the west and the future 

extension of Industrial Collector Street, Coastlink Court to the east (refer to Figure 2.1). 

 

 
Figure 2.1: Site Locality Plan, Source: QLD Globe (February 2024) 

 

2.2 LAND ENCUMBRANCES 

  

There are no existing encumbrances over the subject site. 

 

2.3 EXISTING LAND USES 

 

The subject land is currently vacant, cleared, and with bulk earthworks and civil construction 

underway to prepare the subject site to accommodate future uses and developments. 

 

2.4 TOPOGRAPHY  

 

The overall development site is currently undergoing significant earthworks and civil works as 

part of delivery of Vantage Yatala Stage 3 which will result in the delivery of approved Lot 303 

to a generally flat (1V:150H grade) and serviced industrial lot which grades to the eastern 

boundary interfacing with Coastlink Court. 

 

 

  

2.5 EXISTING VEGETATION 

 

The subject site is clear of vegetation. 
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2.6 CONTAMINATED LAND 

 

The subject site is not known to be contaminated. 

 

 

3.0 EARTHWORKS 

 

Due to the existing topography of the development site major bulk earthworks are currently 

being undertaken as part of Stage 3 of the development to provide generally flat pads suitable 

for the intended industrial use based on the ROL-approved lot layout (Council Ref: 

COM/2023/82). 

 

A further detailed bulk earthworks strategy has been developed for the specific approved Lot 

303 layout by Gassman Development Perspectives in order to establish suitable grades for 

access, hardstand and carparking are achieved along with suitable collection and outfall of 

stormwater drainage in line with the development’s overarching SWMP. A copy of the detailed 

bulk earthworks strategy and site grading is contained within Appendix C of this report.  

 

 

4.0 ROADWORKS AND ACCESS 

 

Stage 3 of Vantage Yatala which contains approved Lot 303 gains access via two (2) 

locations being the existing approved road network State-controlled Stapylton Jacobs Well 

Road via a signalised intersection along with a secondary connection to the local road 

network (Christensen Road) through recently constructed stage 2A of the development. Due 

to the subject site’s proximity to Exit 38 of the M1 Motorway the conceptual design of the 

Christensen Road external intersection has included access provisions for A-Double vehicular 

movements into the development.  

 

In accordance with the superseded planning scheme approval in place over the development 

site, the public road network fronting approved Lot 303 is being constructed in accordance 

with the typical cross section shown on Council standard drawing 05-02-004 for an Industrial 

Collector Street (refer Figure 4.1 below). The development’s road geometry is designed and 

constructed to accommodate A-Double vehicular movements.  

 
Figure 4.1: Proposed Internal Roads Cross Section, Source: CoGC Std Dwg 05-02-004 

Approved Lot 303 and its proposed warehouse facility has a single frontage to the approved 

extension of Coastlink Court as demonstrated within the proposed site plan contained within 
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Appendix A. All proposed vehicular crossovers are located in compliant locations and sized 

to suit the industrial nature in which they will be used. The proposed finished surface levels 

for the warehouse shown in Appendix B ensure compliant grades are achieved throughout 

the proposed warehouse carparks and surrounding hard stand areas as per AS2890.2 Off-

street commercial vehicle facilities. 

 

 

5.0 INFRASTRUCTURE SERVICES 

 

5.1 SEWERAGE 

 

Approved Lot 303 will be provided with an industrial standard 150mm diameter property 

connection available to utilise in connecting to CoGC’s gravity sewer infrastructure network, 

as demonstrated in Figure 5.1 below. Operational Works approved under OPW/2023/1136 

are currently being constructed on site which will deliver this infrastructure ahead of the 

commencement of use over approved Lot 303.  

 

The location of the existing sewer network connection relative to the proposed site layout is 

shown in the Civil Servicing Strategy Plan contained within Appendix B. 

 

 
Figure 5.1: Sewer stamp-approved plan from Decision Notice OPW/2023/1136 

 

 

5.2 WATER SUPPLY 
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Approved Lot 303 will be provided with an industrial standard 150mm potable water main 

property connection stub available to be utilised in connecting to CoGC’s potable water 

network, as demonstrated in Figure 5.1 below. Operational Works approved under 

OPW/2023/1136 are currently being constructed on site which will deliver this infrastructure 

ahead of the commencement of use over approved Lot 303.  

 

Suitable spatial provisions for the location of the above ground water meters and their 

associated access easement requirements needed to service the subject lot from a potable 

and fire main perspective. The proposed connection location is noted within the Engineering 

Servicing Strategy Plan contained within Appendix B.  

 

 
Figure 5.2: Water stamp-approved plan from Decision Notice OPW/2023/1136 

 

5.3 ELECTRICITY AND TELECOMMUNICATIONS 

 

Stage 3 of the Vantage Yatala industrial development will have underground reticulated 

electrical and telecommunications (NBN) networks approved and constructed by the relevant 

service authorities including electrical and communications reticulation to approved Lot 303’s 

road verge frontage.  

 

The adequacy of this infrastructure in its current form along with the necessity for any 

augmentation or upgrades to cater for the proposed use will be confirmed through the 

detailed design process by the appointed electrical consultant. 

 

 



   

10 | P a g e  

 

6.0 SITE BASED STORMWATER MANAGEMENT 

 

A stormwater drainage network will be constructed within the approved Lot 303 extent to 

ensure the proposed warehouse facility and associated hardstand areas discharge to the 

OPW-approved (Council-ref: OPW/2023/1136) Legal Points of Discharge (LPoD) on Coastlink 

Court. A preliminary layout of this internal network and how it connects to the existing 

Vantage Yatala stormwater drainage network is shown on the Civil Servicing Strategy Plan 

contained within Appendix B.  

 

6.1 STORMWATER QUANTITY 

 

A Site Based Stormwater Management Plan (SWMP) has been prepared by Gassman 

Development Perspectives (Version 1, dated 14th April 2023) and approved by Council as part 

of the Reconfiguration of Lot approval covering approved Lot 303 within the development 

(Council Ref: COM/2023/82). This report demonstrates that attenuation measures are able to 

be incorporated into the proposed development at a regional level to ensure there is no 

adverse impacts to downstream properties, waterways or infrastructure occur as a result of an 

increase in peak stormwater flow rates discharging from the subject site upon development.  

 

This is achieved through the detailed design and implementation of appropriately sized 

detention basin for Stage 3 that comply with City of Gold Coast Council’s Land Development 

Guidelines along with the Queensland Urban Drainage Manual (QUDM). It is noted that there 

is no increase in the overall size or catchment composition contributing to the catchment for 

the Stage 3 infrastructure which would trigger the need to augment the regional stormwater 

quantity measures in place for the development.  

 

6.2 STORMWATER QUALITY 

 

A suitable stormwater treatment drain was implemented as part of the construction of 

Vantage Stage 1. A Site Based Stormwater Management Plan (SWMP) has been prepared 

by Gassman Development Perspectives (Version 1, dated 14th April 2023) and approved by 

Council as part of the Reconfiguration of Lot approval covering approved Lot 303 within the 

development (Council Ref: COM/2023/82) outlining how all necessary steps to ensure that 

the quality of stormwater discharging from the subject site meets the necessary standards to 

comply with City of Gold Coast Council’s Water Sensitive Urban Design (WSUD) 

requirements, Queensland Urban Drainage Manual (QUDM) and the performance objectives 

of the Queensland State Planning Policy (SPP). This SWMP demonstrates stormwater quality 

measures for the development are to be implemented at a regional level 
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7.0 CONCLUSION  

 

Gassman Development Perspectives have prepared this Engineering Services Report to 

support an application for a Development Permit for a Material Change of Use with an 

Ancillary Office) over approved Lot 303 within Balance Lot 505 on SP316171. 

 

The above reporting demonstrates that proposed warehouse development can be undertaken 

through the construction of Civil Engineering infrastructure and services that meet the 

requirements of City of Gold Coast City Council's Land Development Guidelines and 

associated Australian Standards. 
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Appendix A – Lot 303 Site Plan - Proposed 
Industrial Development 
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Appendix B – Lot 303 Civil Servicing Strategy 
Plan  
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1. Introduction 

This report is in response to a request by Frasers Property for an environmental noise assessment 
of a proposed warehouse development to be located on the Vantage Yatala subdivision, located at 
Approved Lot 303 Coastlink Court, Stapylton. To facilitate the assessment, unattended noise 
monitoring was conducted in the vicinity of nearby residence to establish the criteria for onsite 
activities. Based on the data obtained, onsite activities were assessed to surrounding sensitive 
receivers with recommendations for acoustic treatments specified in this report. 
 

2. Site Description 

2.1 Site Location 

The proposed site is described by the following: 
 

Approved Lot 303 Coastlink Court, Stapylton 
Lot 303 (part of current Lot 505 on SP316171) 

 
Refer to Figure 1 for site location. 
 

Figure 1: Site Location (Not to Scale) 
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A comprehensive site survey was conducted on the 28th November 2024 and identified the following: 
 

a) The site is currently vacant. 

b) The surrounding area consists primarily of industrial/commercial land uses. 

c) Single storey and highset dwellings are located to the northwest. 

d) Stapylton Jacobs Well Road separates the site from agricultural/rural residential land uses to 
the north.  

e) The Pacific Motorway is located approximately 700m west of the site. 

 

2.2 Proposal 

The proposal seeks construction of a Warehouse and Distribution Centre with associated signage, 
landscaping and car parking. The proposal consists of the following: 
 

• Total site area of 19,406m2. 
• Warehouse and warehouse office – Total area of 7,180m2 
• 2 storey office with an area of 531m2. 
• Warehouse Amenities. 
• Proposed 24/7 hours of operation. 
• 47 car parking spaces with site access via Coastlink Court. 

 
Refer to the Appendix for development plans. 
 

2.3 Acoustic Environment 

The acoustic environment of the surrounding area is primarily affected by existing 
industrial/commercial activities in the area and road traffic noise from Stapylton Jacobs Well Road 
and the Pacific Motorway.  
 

3. Equipment  

The following equipment was used to record noise levels:  
 

• Rion NL42 Environmental Noise Monitor 
• Pulsar 105 Sound Calibrator  

 
The Environmental Noise Monitor holds current NATA Laboratory Certification and was field 
calibrated before and after the monitoring period, with no significant drift from the reference signal 
recorded.  
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4. Receivers and Noise Monitoring 

4.1 Receiver Locations 

The nearest residential receiver locations were identified as follows; 
 

1. Single storey and highset dwellings fronting Cedar Drive to the northwest. 

2. Highset dwelling at 33 Stapylton Jacobs Well Road to the northwest. 

3. Residential land uses at Hillside Drive to the north. 

 
These locations were chosen as being representative of the nearest residential receivers to the 
proposed development. 
 
Refer to Figure 2 for receiver locations.   
 

Figure 2: Receivers and Noise Monitoring Location   
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4.2 Unattended Ambient Noise Monitoring 

A Rion NL42 environmental noise monitor was placed onsite at 60 Stapylton Jacobs Well Road to 
measure existing ambient noise levels. The monitor was located in a free field position with the 
microphone approximately 1.4 metres above ground surface level. The noise monitor was set to 
record noise levels between the 11th and 24th of October 2019. 
 
The environmental noise monitor was set to record noise levels in “A” Weighting, Fast response 
using 15 minute statistical intervals. Ambient noise monitoring was conducted generally in 
accordance with Australian Standard AS1055:2018 Acoustics – Description and measurement of 
environmental noise. For the unattended noise monitoring location refer to Figure 2. 
 

5. Measured Noise Levels 

The following table presents the results from the unattended noise survey. Any periods of inclement 
weather or extraneous noise were omitted from the measurements prior to determining the results. 
   

5.1 Ambient Noise Levels  

The measured ambient noise levels measured at the monitoring location are as follows; 
 

Table 1: Measured ambient noise levels – all time periods 

Day Date 
L90 dB(A) 

Day Evening Night 

Saturday 12/10/19 53 50 45 

Sunday 13/10/19 48 47 46 

Monday 14/10/19 50 53 48 

Tuesday 15/10/19 51 56 49 

Wednesday 16/10/19 52 52 52 

Thursday 17/10/19 53 55 52 

Friday 18/10/19 48 50 50 

Saturday 19/10/19 45 53 46 

Sunday 20/10/19 49 47 46 

Monday 21/10/19 49 48 46 

Tuesday 22/10/19 48 49 49 

Wednesday 23/10/19 47 47 49 

Overall value 49 51 48 

 

Refer to the appendix for graphical representation.  
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6. Noise Criteria 

6.1 Environmental Noise Criteria 

The noise criteria as applied by City of Gold Coast are as follows; 
 

6.1.1 Acoustic Quality Objectives 

Table 2 presents the acoustic quality objectives at noise sensitive receptors as detailed in Schedule 
1 of the Environmental Protection Policy (Noise) 2008.  
 

Table 2: Acoustic Quality Objectives at Noise Sensitive Properties 

Sensitive Receptor Time of Day 

Acoustic Quality Objectives, dB(A) 

LAeq,adj,1hr LA10,adj,1hr LA1,adj,1hr 

Dwelling 
(outdoors) 

Day and Evening 
(7am – 10pm) 

50 55 65 

Dwelling 
(Indoors) 

Day and Evening 
(7am – 10pm) 

35 40 45 

Night  (10pm – 7am) 30 35 40 

 

6.1.2 Background Creep 

The Background Creep criteria are as follows;  
 

Time-varying noise: 
LAeq,adj,T, ≤ Ambient LA90,T  + 5dB(A) 

  
Steady-state noise: 

LA90,T ≤ Ambient LA90,T  
 
The time period (T) is a time interval of at least 15 minutes, or if the noise continues for less than 
15 minutes, the duration of the noise source.  
 
Based on the results of ambient noise monitoring, the project specific background creep noise limits 
are shown in Table 3. 

Table 3: Background creep noise limits 

Time Period 
Noise Level Limits SPL dBA 

LAeq,adj,T  LA90,T 

Day  7am – 6pm 54 49 

Evening  6pm – 10pm 56 51 

Night  10pm – 7am 53 48 

 
  



  

 

 

2024475 R01C Lot 303 Vantage Yatala Estate ENV.docx   ©  Acoustic Works 2024 
 
Page 9 

  

      

6.1.3 Sleep Disturbance Criteria 

Criteria for sleep disturbance under the WHO Guideline is addressed is as follows: 
 

‘‘As a rule for planning for short-term or transient noise events, for good sleep over 8 
hours the indoor sound pressure level measured as a maximum instantaneous value 
should not exceed approximately 45 dB(A) LA,(Max) more than 10 or 15 times per night’. 
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7. Onsite Activities 

Noise associated with the development was assessed based on previous measurements of similar 
activities. The calculations assume that the nominated activities are located at the closest 
representative point within the development site to each receiver location. Any relevant shielding, 
building transmission loss or recommended acoustic screens are taken into account for these 
activities. 
  

7.1.1 Acoustic Quality Objectives 

The average maximum noise source levels and predicted levels at the receiver locations are shown 
in Table 4. Note: LA10 and LA1 results are not shown in cases where the total duration of the events 
is less than the minimum time required e.g. LA10(1hr) requires noise events to occur for at least 360 
seconds of an hour long period. LAeq results are not shown where the calculated total is less than 
0dBA. 
 

Table 4: Acoustic quality objective noise levels, 1 hour 

 
*Correction due to tonality and impulsiveness as per AS1055:1997. 

 
Compliance is predicted for all onsite activities during the proposed operating hours. 
 
 
 
 
 
 
 
 
 
 
 
 
 

Receivers 3600 10 10 10 10 10 10 10 10 10

1. Cedar Drive (NW)

2. 33 Stapylton Jacobs Well Road 

(NW)

3. Hillside Drive (N)

B
ar

ri
er

 (
h

ei
gh

t 
(m

))

Description In
c

Day / 

eve

Day / eve 

indoor

Night 

indoor

Day / 

eve

Day / eve 

indoor

Night 

indoor

Day / 

eve

Day / eve 

indoor

Night 

indoor

Criteria 50 35 30 55 40 35 65 45 40

Voice conversation External Car Park 68 0 68 4 4 4 900 505 0 0 0 -10 -55 0 0 3 -7 3 -7 3 -7 3 -7 3 -7 3 -7 3 -7 3 -7 3 -7 Yes Yes Yes Yes Yes Yes Yes Yes Yes

1 Car passby 71 0 71 40 20 8 15 494 0 0 0 -10 -53.9 1 2 0 -10 0 -10 0 -10 1 -9 0 -10 0 -10 2 -8 2 -8 2 -8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Car start 72 2 74 40 20 8 2 494 0 0 0 -10 -53.9 3 4 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 4 -6 4 -6 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Car door closure 71 2 73 40 20 8 2 494 0 0 0 -10 -53.9 2 3 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 3 -7 3 -7 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Warehouse Activities 75 0 75 20 8 4 900 510 0 0 -5 -10 -54.2 0 0 12 2 8 -2 5 -5 12 2 8 -2 5 -5 12 2 8 -2 5 -5 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift reverse 89 5 94 28 20 8 240 550 0 0 0 -10 -54.8 3 7 32 22 30 20 26 16 35 25 33 23 29 19 39 29 37 27 33 23 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (external) 84 0 84 28 20 8 10 500 0 0 0 -10 -54 0 0 9 -1 7 -3 3 -7 0 -10 0 -10 0 -10 9 -1 9 -1 9 -1 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (internal) 84 0 84 28 20 8 10 510 0 0 -5 -10 -54.2 0 0 3 -7 1 -9 0 -10 0 -10 0 -10 0 -10 3 -7 3 -7 3 -7 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck air brakes 100 2 102 20 12 8 2 500 0 0 0 -10 -54 2 4 18 8 16 6 14 4 0 -10 0 -10 0 -10 22 12 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck starting 90 2 92 4 4 4 900 500 0 0 0 -10 -54 4 8 28 18 28 18 28 18 32 22 32 22 32 22 36 26 36 26 36 26 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck manouevring 86 86 20 12 8 30 500 0 0 0 -10 -54 4 7 14 4 12 2 10 0 18 8 18 8 0 -10 21 11 21 11 21 11 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Total 34 24 32 22 30 20 37 27 36 26 34 24 41 31 40 30 38 28 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Criteria 50 35 30 55 40 35 65 45 40

Voice conversation External Car Park 68 0 68 4 4 4 900 785 0 0 0 -10 -58 0 0 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

2 Car passby 71 0 71 40 20 8 15 785 0 0 0 -10 -57.9 1 2 0 -10 0 -10 0 -10 1 -9 0 -10 0 -10 2 -8 2 -8 2 -8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Car start 72 2 74 40 20 8 2 785 0 0 0 -10 -57.9 3 4 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 4 -6 4 -6 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Car door closure 71 2 73 40 20 8 2 785 0 0 0 -10 -57.9 2 3 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 3 -7 3 -7 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Warehouse Activities 75 0 75 20 8 4 900 795 0 0 -5 -10 -58 0 0 9 -1 5 -5 2 -8 9 -1 5 -5 2 -8 9 -1 5 -5 2 -8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift reverse 89 5 94 28 20 8 240 833 0 0 0 -10 -58.4 3 7 28 18 27 17 23 13 31 21 30 20 26 16 35 25 34 24 30 20 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (external) 84 0 84 28 20 8 10 790 0 0 0 -10 -58 0 0 5 -5 3 -7 0 -10 0 -10 0 -10 0 -10 5 -5 5 -5 5 -5 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (internal) 84 0 84 28 20 8 10 795 0 0 -5 -10 -58 0 0 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck air brakes 100 2 102 20 12 8 2 790 0 0 0 -10 -58 2 4 15 5 12 2 11 1 0 -10 0 -10 0 -10 19 9 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck starting 90 2 92 4 4 4 900 790 0 0 0 -10 -58 4 8 24 14 24 14 24 14 28 18 28 18 28 18 32 22 32 22 32 22 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck manouevring 86 0 86 20 12 8 30 790 0 0 0 -10 -58 4 7 10 0 8 -2 6 -4 14 4 12 2 0 -10 17 7 17 7 17 7 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Total 30 20 29 19 27 17 33 23 32 22 30 20 37 27 36 26 34 24 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Criteria 50 35 30 55 40 35 65 45 40

Voice conversation External Car Park 68 0 68 4 4 4 900 787 0 0 -10 -58 0 0 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

3 Car passby 71 0 71 40 20 8 15 787 0 0 -10 -57.9 1 2 0 -10 0 -10 0 -10 1 -9 0 -10 0 -10 2 -8 2 -8 2 -8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Car start 72 2 74 40 20 8 2 787 0 0 -10 -57.9 3 4 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 4 -6 4 -6 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Car door closure 71 2 73 40 20 8 2 787 0 0 0 -10 -57.9 2 3 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 3 -7 3 -7 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Warehouse Activities 75 0 75 20 8 4 900 801 0 -5 -10 -58.1 0 0 9 -1 5 -5 2 -8 9 -1 5 -5 2 -8 9 -1 5 -5 2 -8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift reverse 89 5 94 28 20 8 240 815 0 0 -10 -58.2 3 7 28 18 27 17 23 13 31 21 30 20 26 16 35 25 34 24 30 20 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (external) 84 0 84 28 20 8 10 790 0 0 -10 -58 0 0 5 -5 3 -7 0 -10 0 -10 0 -10 0 -10 5 -5 3 -7 5 -5 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (internal) 84 0 84 28 20 8 10 801 0 0 -5 -10 -58.1 0 0 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck air brakes 100 2 102 20 12 8 2 790 0 0 0 -10 -58 2 4 15 5 12 2 11 1 0 -10 0 -10 0 -10 19 9 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck starting 90 2 92 4 4 4 900 790 0 0 0 -10 -58 4 8 24 14 24 14 24 14 28 18 28 18 28 18 32 22 32 22 32 22 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck manouevring 86 0 86 20 12 8 30 790 0 0 0 -10 -58 4 7 10 0 8 -2 6 -4 14 4 12 2 0 -10 17 7 15 5 17 7 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Total 30 20 29 19 27 17 33 23 32 22 30 20 37 27 36 26 34 24 Yes Yes Yes Yes Yes Yes Yes Yes Yes
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7.1.2 Background Creep  

Based on assessment of all time periods, the noise source levels and predicted impacts at the 
receiver locations are shown as follows; 

 

Table 5: Background Creep noise levels, 15 minutes 

 
*Correction due to tonality and impulsiveness as per AS1055:1997. 

 

Compliance is predicted for all onsite activities during the proposed operating hours. 
 
 
 
 
 

Receivers 900 900 900 900 900 900

1. Cedar Drive (NW)

2. 33 Stapylton Jacobs Well Road (NW)

3. Hillside Drive (N)

B
ar

ri
er

 (
h

ei
gh

t 
(m

))

Description In
c

Day Eve Night

Criteria 54 56 53

Voice conversation External Car Park 68 0 68 1 1 1 900 505 -10 -55 3 -7 3 Yes Yes Yes

1 Car passby 71 0 71 10 5 2 15 494 -10 -54 0 0 0 Yes Yes Yes

Car start 72 2 74 10 5 2 2 494 -10 -54 0 0 0 Yes Yes Yes

Car door closure 71 2 73 10 5 2 2 494 -10 -54 0 0 0 Yes Yes Yes

Warehouse Activities 75 0 75 5 2 1 900 510 -5 -10 -55 12 8 5 Yes Yes Yes

Forklift reverse 89 5 94 7 5 2 240 550 -10 -55 32 30 26 Yes Yes Yes

Forklift (external) 84 0 84 7 5 2 10 500 -10 -54 9 7 3 Yes Yes Yes

Forklift (internal) 84 0 84 7 5 2 10 510 -5 -10 -55 3 1 0 Yes Yes Yes

Truck air brakes 100 2 102 5 3 2 2 500 -10 -54 18 16 14 Yes Yes Yes

Truck starting 90 2 92 1 1 1 900 500 -10 -54 28 28 28 Yes Yes Yes

Truck manouevring 86 86 5 3 2 30 500 -10 -54 14 12 10 Yes Yes Yes

Total 34 32 30 Yes Yes Yes

Criteria 0 54 56 53

Voice conversation External Car Park 68 0 68 1 1 1 900 785 -10 -58 0 0 0 Yes Yes Yes

2 Car passby 71 0 71 10 5 2 15 785 -10 -58 0 0 0 Yes Yes Yes

Car start 72 2 74 10 5 2 2 785 -10 -58 0 0 0 Yes Yes Yes

Car door closure 71 2 73 10 5 2 2 785 -10 -58 0 0 0 Yes Yes Yes

Warehouse Activities 75 0 75 5 2 1 900 795 -5 -10 -58 9 5 2 Yes Yes Yes

Forklift reverse 89 5 94 7 5 2 240 833 -10 -58 28 27 23 Yes Yes Yes

Forklift (external) 84 0 84 7 5 2 10 790 -10 -58 5 3 0 Yes Yes Yes

Forklift (internal) 84 0 84 7 5 2 10 795 -5 -10 -58 0 0 0 Yes Yes Yes

Truck air brakes 100 2 102 5 3 2 2 790 -10 -58 15 12 11 Yes Yes Yes

Truck starting 90 2 92 1 1 1 900 790 -10 -58 24 24 24 Yes Yes Yes

Truck manouevring 86 0 86 5 3 2 30 790 -10 -58 10 8 6 Yes Yes Yes

Total 30 29 27 Yes Yes Yes

Criteria 0 54 56 53

Voice conversation External Car Park 68 0 68 1 1 1 900 787 0 -10 -58 0 0 0 Yes Yes Yes

3 Car passby 71 0 71 10 5 2 15 787 0 -10 -58 0 0 0 Yes Yes Yes

Car start 72 2 74 10 5 2 2 787 0 -10 -58 0 0 0 Yes Yes Yes

Car door closure 71 2 73 10 5 2 2 787 0 -10 -58 0 0 0 Yes Yes Yes

Warehouse Activities 75 0 75 5 2 1 900 801 0 -5 -10 -58 9 5 2 Yes Yes Yes

Forklift reverse 89 5 94 7 5 2 240 815 0 -10 -58 28 27 23 Yes Yes Yes

Forklift (external) 84 0 84 7 5 2 10 790 0 -10 -58 5 3 0 Yes Yes Yes

Forklift (internal) 84 0 84 7 5 2 10 801 -5 -10 -58 0 0 0 Yes Yes Yes

Truck air brakes 100 2 102 5 3 2 2 790 -10 -58 15 12 11 Yes Yes Yes

Truck starting 90 2 92 1 1 1 900 790 -10 -58 24 24 24 Yes Yes Yes

Truck manouevring 86 0 86 5 3 2 30 790 -10 -58 10 8 6 Yes Yes Yes

Total 30 29 27 Yes Yes Yes

LAeq 15 min 

Compliance 

LA
eq

 a
d

j,T
 e

xt
. d

B
(A

) 
D

ay

LA
eq

 a
d

j,T
 e

xt
. d

B
(A

) 
Ev

e

LA
eq

 a
d

j,T
 e

xt
. d

B
(A

) 
N

ig
h

t

R
ec

ei
ve

r

So
u

rc
e 

Le
q

@
1

m
 d

B
(A

)

C
o

rr
ec

ti
o

n
 d

B
(A

)*

C
o

rr
ec

te
d

 d
B

(A
)

N
o

. o
f 

ev
en

ts
 p

er
 1

5
m

in
 D

ay

D
u

ra
ti

o
n

 p
er

 e
ve

n
t

D
is

ta
n

ce
 (

m
)

B
ar

ri
er

 s
cr

ee
n

in
g 

d
B

B
u

ild
in

g 
TL

 d
B

B
u

ild
in

g 
Sc

re
e

n
in

g 
d

B

D
is

t 
at

te
n

. @
-6

d
B

/d
d

N
o

. o
f 

ev
en

ts
 p

er
 1

5
m

in
 E

ve

N
o

. o
f 

ev
en

ts
 p

er
 1

5
m

in
 N

ig
h

t



  

 

 

2024475 R01C Lot 303 Vantage Yatala Estate ENV.docx   ©  Acoustic Works 2024 
 
Page 12 

  

      

7.1.3 Sleep Disturbance Criteria 

The noise source levels and predicted levels of noise at the receiver locations are shown in Table 7. 
 

Table 6: Sleep Disturbance Criteria 

 
*Correction due to tonality and impulsiveness as per AS1055:1997. 

 
Compliance is predicted for all onsite activities during the proposed operating hours. 
 
 
 

Receivers 5

1. Cedar Drive (NW)

2. 33 Stapylton Jacobs Well Road (NW)

3. Hillside Drive (N)

B
ar

ri
er

 (h
ei

gh
t 

(m
))

Description N
o

Criteria 45

Warehouse Activities 86 86 510 -5 -10 -54 17 12 Yes

1 External Voice Conversation 74 74 505 -10 -54 10 5 Yes

Car passby 77 77 494 -10 -54 13 8 Yes

Car start 77 2 79 494 -10 -54 15 10 Yes

Car door closure 85 2 87 494 -10 -54 23 18 Yes

Forklift Reverse 94 5 99 550 -10 -55 34 29 Yes

Forklift (external) 90 90 500 -10 -54 26 21 Yes

Forklift (internal) 90 90 510 -5 -10 -54 21 16 Yes

Truck Air Brakes 107 2 109 500 -10 -54 45 40 Yes

Truck Starting 98 2 100 500 -10 -54 36 31 Yes

Truck Manouevring 90 90 500 -10 -54 26 21 Yes

Criteria 45

Warehouse Activities 86 86 833 -5 -10 -58 13 8 Yes

2 External Voice Conversation 74 74 797 -10 -58 6 1 Yes

Car passby 77 77 785 -10 -58 9 4 Yes

Car start 77 2 79 785 -10 -58 11 6 Yes

Car door closure 85 2 87 785 -10 -58 19 14 Yes

Forklift Reverse 94 5 99 833 -10 -58 31 26 Yes

Forklift (external) 90 90 790 -10 -58 22 17 Yes

Forklift (internal) 90 90 795 -5 -10 -58 17 12 Yes

Truck Air Brakes 105 2 107 790 -10 -58 39 34 Yes

Truck Starting 97 2 99 790 -10 -58 31 26 Yes

Truck Manouevring 90 90 790 -10 -58 22 17 Yes

Criteria 45

Warehouse Activities 86 86 815 0 -5 -10 -58 13 8 Yes

Internal Residency Activities 70 70 55 0 -10 -35 25 20 Yes

3 External Voice Conversation 74 74 801 0 -10 -58 6 1 Yes

Car passby 77 77 787 0 -10 -58 9 4 Yes

Car start 77 2 79 787 0 -10 -58 11 6 Yes

Car door closure 85 2 87 787 -10 -58 19 14 Yes

Forklift Reverse 94 5 99 815 0 -10 -58 31 26 Yes

Forklift (external) 90 90 790 -10 -58 22 17 Yes

Forklift (internal) 90 90 801 0 -5 -10 -58 17 12 Yes

Truck Air Brakes 105 2 107 790 0 -10 -58 39 34 Yes

Truck Starting 97 2 99 790 -10 -58 31 26 Yes

Truck Manouevring 90 90 790 -10 -58 22 17 Yes
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8. Recommendations 

8.1 Onsite Activities 

Compliance is predicted for the proposed 24/7 operation of the site without the need for further 
acoustic treatment. 
 

8.1.1 Onsite Mechanical Plant 

No information regarding any new mechanical services was available at the time of the assessment. 
We recommend that any new mechanical plant is designed to comply with the criteria stated in 
Section 6.1.2 with an assessment by qualified acoustic consultant to be conducted prior to 
installation. 
 

9. Conclusion 

An environmental noise assessment was conducted for the proposed warehouse facility at Lot 303 
Coastlink Court Stapylton. On the condition the recommendations detailed in Section 8 are 
implemented, compliance is predicted with City of Gold Coast assessment criteria. 
 
If you should have any queries please do not hesitate to contact us. 
 
Report Prepared By  
 

 

Benjamin Rushton 
Acoustic Consultant  
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10. Appendices 

10.1 Development Plans 
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10.2 Noise Monitoring Charts 
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1.0 INTRODUCTION 

 
Rytenskild Traffic Engineering (RTE) has been engaged by FPI Queensland Pty Ltd to prepare a 
Transport Impact Assessment of its proposed warehouse development at Yatala.   
 
This report forms part of a Development Application to be lodged with the City of Gold Coast.  The 
following issues have been addressed during the study: 
 

• Site access arrangements;  
• Car parking supply and design; 
• Provision for pedestrians and cyclists; 
• Provision for heavy vehicles. 

 
Responses to the Car Parking, Access, and Transport Integration Constraint Code (2003) are included 
as appendices to this report. 
 
 

2.0 SUBJECT SITE 

 
As shown in Figure 2.1, the subject site is located within the approved Stage 3 site of the Vantage 
Industrial Estate. The site is identified as Lot 303 and has a site area of 19,406m2.  
 
The site is located within the low and medium impact industry zone.  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FIGURE 2.1 – LOCATION OF SUBJECT SITE 
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3.0 DEVELOPMENT PROPOSAL 

 
The proposed plan of development is for construction of a Warehouse and Distribution Centre with 
associated signage, landscaping and car parking, with a Gross Floor Area (GFA) of 7,693m2. 
 
A total of 47 car parking spaces are proposed to be provided.  
 
Access is proposed via two separate vehicle crossovers along Coastlink Court: the northern crossover 
designated for light vehicle entry and exit, and the southern crossover allocated for heavy vehicle entry 
and exit. 
 
The proposed site plan is shown in Figure 3.1.   
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FIGURE 3.1 – PROPOSED SITE PLAN 
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4.0 CAR PARKING 

4.1 Car Parking Supply 
 
In accordance with the M38 Industrial Place Code – AS8.1.2, the following rates are applicable to the 
proposed use: 
 

Warehouse: 
2 spaces per tenancy or lot plus 
1 space per 50m2 of GFA up to and including 500m2, and 
1 space per 100m2 of GFA over 500m2 

 
Application of the above rates to the proposal (7,693m2) results in the following requirements: 
 

2 spaces + 
10 spaces for the first 500m2 
72 spaces for the balance of 7,193m2 
Total – 84 spaces 

 
Application of the above rate to the proposal yields a minimum requirement of 84 car parking spaces. 
The proposal provides 47 spaces and therefore is considerably short of the Acceptable Outcome.  
 
The tenant is yet to be confirmed; however, the building has been designed for warehouse use and 
can only be operated by a limited number of persons. It has not been designed for manufacturing or 
other industrial purposes that typically generate a relatively high density of workers.  It is estimated 
that the overall building will have a maximum of 10 people within the office space, and 15 – 30 persons 
within the warehouse use, with a total maximum of 40 staff members onsite at any one time.   
 
The proposed provision of 47 car parking spaces will comfortably accommodate the expected staffing 
levels.  This approach is consistent with recent approvals for Lots 120 and 122 in Vantage Estate, where 
the proposed parking supply was designed to suit the likely levels of workforce and visitation. 
 
As depicted in Figures 4.1 – 4.3, a review of car parking utilisation has been carried out using Nearmap 
aerial imagery. As shown, the surveyed sites indicate low car parking utilisation, with car parking rates 
as low as 1 space per 600m2 GLFA. For the above reasons, the proposed provision of 47 car parking 
spaces will adequately service the proposed building without causing an overflow of parking demand 
into the public street system.  
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FIGURE 4.1 – CAR PARKING DEMANDS AT 1 BLUESTONE PLACE, YATALA (GFA APPROX: 9,000M2)

TUESDAY 11TH APRIL 23 
X 

WEDNESDAY 2ND NOV 22 

TUESDAY 16TH AUGUST 22 
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FIGURE 4.2 – CAR PARKING DEMANDS AT 23 ARTHUR DIXON COURT, YATALA (GFA APPROX: 8,000M2)

TUESDAY 16TH AUGUST 22 

WEDNESDAY 2ND NOV 22 

TUESDAY 11TH APRIL 23  
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FIGURE 4.3 – CAR PARKING DEMANDS AT 14 THOMAS HANLON COURT, YATALA (GFA APPROX: 2,500M2)

TUESDAY 11TH APRIL 23 
X 

WEDNESDAY 2ND NOV 22 

TUESDAY 16TH AUGUST 22 
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4.2 Car Parking Design 
 
The geometric layout of the proposed parking facilities has generally been designed to comply with 
the relevant requirements specified in the Transport Code and AS2890.1: 2004.   
 
The proposed car parking layout has the following dimensions: 
 
Table 4.2 – Car Parking Design Characteristics 

Design Aspect Minimum AS2890.1 
Standard 

Proposed Compliance 

Parking space length: 
- General 
- PWD Bay 

 
5.4 metres 
5.4 metres 

 
5.4 metres 
5.4 metres 

 
Compliant 
Compliant 

Parking space width: 
- General 
- PWD Bay 

 
2.5 metres 

2.4 metres, plus 
2.4m wide shared zone 

 
2.5 metres 

2.5 metres, plus 
2.5m wide shared zone 

 
Compliant 
Compliant 

 
Aisle Width: 

- Parking aisle 
- Circulation aisle 

 
5.8 metres 
5.8 metres 

 
Min. 5.8 metres 
Min 6.0 metres 

 
Compliant 
Compliant 

Maximum Gradient 
- Parking Bay 
- Parking Aisle 
- PWD Bay 

 
1:20 (5.0%) 

1:16 (6.25%) 
1:40 (2.5%) 

 
<1:20 (5.0%) 
<1:20 (5.0%) 
<1:40 (2.5%) 

 
Compliant 

 

Maximum Change in 
Grade 

1:8 (12.5%) summit 
1:6.67 (15.0%) sag 

<1:8 (12.5%) summit 
<1:8 (12.5%) sag 

Compliant 
 

Height Clearance 
- General Min. 
- Absolute Min. 

 
2.2 metres 

N/A 

 
N/A 

 
N/A 

Parking Aisle Extension 1 metre beyond last bay N/A N/A 
 
Dimensioned plans of the typical parking configuration at various modules throughout the site are 
shown in Figures 4.4 – 4.6.  
 
A swept path analysis has been prepared for the proposed parking arrangements in accordance with 
AS2890.1:2004, adopting B85 and B99 design vehicles. As shown in Figures 4.7 and 4.8, such can 
satisfactorily negotiate the proposed arrangements and enter and exit the site in a forward gear.  
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FIGURE 4.4 – PROPOSED DRIVEWAY DIMENSIONS   
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FIGURE 4.5 – PROPOSED CAR PARKING DIMENSIONS  
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FIGURE 4.6 – PROPOSED DIMENSIONS OF LOADING AREA  
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FIGURE 4.7 – 85TH PERCENTILE VEHICLE MANOEUVRING  
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FIGURE 4.8 – 99TH PERCENTILE VEHICLE MANOEUVRING  
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5.0 ACCESS ARRANGEMENTS 

 
Access is proposed via two separate vehicle crossovers along Coastlink Court: the northern crossover 
designated for light vehicle entry and exit, and the southern crossover allocated for heavy vehicle entry 
and exit. 
 
As shown in Figures 5.1 – 5.2, the proposed vehicle crossovers have been designed in accordance with 
the IPWEA Standard Drawings RS-051 suitable for the intended design vehicle.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FIGURE 5.1 – ACCESS ARRANGEMENTS (NORTHERN LIGHT VEHICLE CROSSOVER)
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FIGURE 5.2 – ACCESS ARRANGEMENTS (SOUTHERN HEAVY VEHICLE CROSSOVER) 
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6.0 PROVISION FOR COMMERCIAL VEHICLES 
6.1 Provision for Service Vehicles 
 
The proposal makes provision for a front-loading Waste Collection Vehicle (WCV) to access and service 
the site satisfactorily. Additionally, the design ensures adequate access for fire trucks. 
 
Swept path analysis of a Waste Collection Vehicle (WCV) is shown in Figure 6.1. 
 
 
6.2 Provision for Other Heavy Vehicles 
 
The proposed plan of development has been designed to allow vehicles up to a B – Double to 
satisfactorily access and circulate through the site whilst maintaining 0.5 metres clearance to 
obstructions at all times.   
 
Swept path analysis of a Heavy Rigid Vehicle (HRV), Articulated Vehicle (AV) and B-Double Vehicle 
negotiating the proposed arrangements are shown in Figures 6.2 – 6.6.  
 
It is noted that the westernmost loading bay is suitable for service vehicles up to the size of a Heavy 
Rigid Vehicle (HRV) only. As shown in Figure 6.2, a HRV can satisfactorily reverse into the loading zone 
whilst maintaining adequate clearance.  
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FIGURE 6.1 – ON-SITE SERVICE VEHICLE MANOEUVRING  
(FRONT-LOADING WASTE COLLECTION VEHICLE (WCV))
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FIGURE 6.2 – ON-SITE SERVICE VEHICLE MANOEUVRING (HEAVY RIGID VEHICLE (HRV))
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FIGURE 6.3 – ON-SITE SERVICE VEHICLE MANOEUVRING (20 METRE ARTICULATED VEHICLE (AV))
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FIGURE 6.4 – ON-SITE SERVICE VEHICLE MANOEUVRING (20 METRE ARTICULATED VEHICLE (AV))
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FIGURE 6.5 – ON-SITE SERVICE VEHICLE MANOEUVRING (20 METRE ARTICULATED VEHICLE (AV))
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FIGURE 6.6 – ON-SITE SERVICE VEHICLE MANOEUVRING (B-DOUBLE VEHICLE)
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7.0 PROVISION FOR PEDESTRIANS AND BICYCLES 
 
In accordance with the M38 Industrial Place Code – AS41.4, the following rate applies to the proposed 
use: 
 

Warehouse: 
1 space per 800m2 of GFA plus. 

 
Based on the above, the Acceptable Outcome for car parking for the proposed development (7, 693m2 
GFA) is 10 spaces.  
 
Given the location of the site and type of use proposed it is considered that only a very small number 
of workers would travel by bicycle. Notwithstanding the above, provisions for cyclists to store their 
bicycle within the warehouse facility will be available.  End of trip facilities (shower and change 
facilities) will also be available. 
 
The proposal provides for safe access pedestrians with a separate pathway leading from the road 
frontage to the building entrance, and safe movement through the car park. 
 
 
8.0 SUMMARY OF CONCLUSIONS & RECOMMENDATIONS 
 
• The subject site is located on the western side of Coastlink Court, and is identified as Lot 303 with 

a site area of 19,406m2. The site is located within the low and medium impact industry zone. 
 

• The proposed plan of development is for construction of a Warehouse and Distribution Centre 
with associated signage, landscaping and car parking, with a Gross Floor Area (GFA) of 7,693m2. 
 

• Application of the rates prescribed in the M38 Industrial Place Code to the proposal yields a 
minimum requirement of 84 car parking spaces. The proposal provides 47 spaces and therefore is 
considerably short of the Acceptable Outcome.  

 
• The proposed supply of 47 spaces equates to approximately 1 space / 163m2 of GFA. This is 

considered satisfactory to accommodate the operational demand of the proposed development 
and is typical for a warehouse use of the scale proposed. 
 

• The geometric layout of the proposed parking facilities has generally been designed to comply with 
the relevant requirements specified in the Australian Standard publication AS2890.1:2004. 

 
• Access is proposed via two separate vehicle crossovers along Coastlink Court: the northern 

crossover designated for light vehicle entry and exit, and the southern crossover allocated for 
heavy vehicle entry and exit. 

 
• The proposed vehicle crossovers have been designed in accordance with the IPWEA Standard 

Drawings RS-051 suitable for the intended design vehicle.   
 

• In accordance with the Transport code, the proposed plan of development has been designed to 
allow vehicles up to a B – Double to satisfactorily access and circulate throughout the site whilst 
maintaining 0.5 metres to obstructions at all times.   



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 205 VANTAGE ESTATE, YATALA 
RTE REF: 21438 

 
 

Page 27 of 47 

APPENDICES 
 
APPENDIX A –  RESPONSE TO CAR PARKING, ACCESS, AND TRANSPORT INTEGRATION CONSTRAINT 

CODE (2003) 
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APPENDIX A – RESPONSE TO CAR PARKING, ACCESS, AND TRANSPORT INTEGRATION CONSTRAINT CODE (2003) 
 

Part 7 Codes 
Division 3 Constraint Codes 
Chapter 4 Car Parking, Access and Transport Integration 

1.0 Purpose 
To ensure that transport needs, including car parking and service vehicle requirements, associated with the development of land are met by: 
§ supply of car and bicycle parking facilities; 
§ provision of loading and service facilities; and 
§ integration of public transport with private and public development in the City. 

Key objectives include: 
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a) the availability of car park opportunities that are easy to locate and use, in close proximity to all major developments and uses within the City, with on-site 
provision available for occupants and on-street provision and/or public car parks available for visitors; 

b) the effective use of all car park infrastructure provided in the City; and 
c) streets that are pedestrian and cyclist friendly. 

2.0 Application 
2.1 This code applies to development indicated as self, code or impact assessable in the Table of Development in the domain or Local Area Plan (LAP) within 

which the development is proposed. 

2.2 This code specifically applies to development (whether on private or public land) that requires one or more of the following: 
§ private or public car parking; 
§ bicycle parking and associated facilities; 
§ goods loading and circulation in public or private places; and 
§ integration of public transport with private or public development in the City. 

2.3 This code also applies to any development that is proposed for sites identified on Domain Maps or the Priority Infrastructure Plan Maps as being affected 
by Future Road Requirements, including areas required for future road corridor development. 

2.4 Where a domain or LAP Place Code contains car parking requirements that differ from this code, the LAP requirements take precedence. 

2.5 Performance Criteria PC1-PC24 apply to all code and impact assessable development referred to in this code. For development identified as self 
assessable, in the relevant domain or LAP, only the acceptable solutions to Performance Criteria PC1-PC16 apply. 
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3.0 Development Requirements 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

Development that is Self Assessable, Code Assessable or Impact Assessable 
Protection and Preservation of Areas Required for Road Widening, the Provision of Public Transport Facilities or New Transport Corridors 

PC1 
Land affected by any proposed road 
realignment or widening must not have 
development constructed over that part of 
the land required for road realignment or 
road widening. 

AS1 
All sites that are affected by Future Road 
Requirement as shown on the Domain 
Maps, do not have buildings or structures 
erected forward of the indicated building 
setback line. This requirement does not 
apply to a fence with a height not 
exceeding 1.8 metres and a width not 
exceeding 0.5 metres. 

NOT APPLICABLE, THE 
PROPOSED CHANGE DOES NOT 
IMPACT ON FUTURE ROAD 
REQUIREMENTS 

 

Port Cocheres 

PC2 
Where provision is made for a porte 
cochere, it must be designed to enable 
vertical clearance, manoeuvring, access 
and queuing of vehicles. The capacity of 
the porte cochere and associated access 
and manoeuvring must accommodate 
vehicles entirely within the site, including 
the queuing of vehicles. 

AS2 
The porte cochere has a minimum 
vertical clearance of 4.5 metres. 

NOT APPLICABLE, PROPOSAL 
DOES NOT PROVIDE A PORTE 
COCHERE. 

 

Design of Car Parking Areas and Car Park Spaces 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC3 
All car parking spaces must be 
constructed and line marked to the 
correct size and standard. 

AS3.1 
All car parking spaces and facilities are 
constructed, sealed, line marked and 
maintained in accordance with the layout 
requirements of AS2890.1 – Parking 
Facilities Part 1: Off Street Car Parking 
and AS2890.2 – Off Street Parking Part 
2: Commercial Vehicles. 
AS3.2 
Where the development includes a 
combination of low turnover and high 
turnover car spaces, the parking spaces 
and aisles are designed to the high 
turnover or Class 3 requirements in 
AS2980.1 – Parking Facilities Part 1: 
Off Street Car Parking. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

PC4 
Car parking areas must be landscaped to 
reduce visual impact and to provide 
opportunities for shade. 

AS4 
In car parking areas exceeding 300m2 in 
site area: 
a) at least 5% of the area is landscaped; 
b) a landscaped buffer, with a minimum 

height of 600mm and width of 
1500mm, is provided along any public 
street frontage and the common 
boundary to the adjoining property; 
and 

c) one landscaped tree bay is to be 
provided for every 21 car parking 
spaces. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

Signs and Line Marking 



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 205 VANTAGE ESTATE, YATALA 
RTE REF: 21438 

 
 

Page 33 of 47 

Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC5 
Signs and line marking must be provided 
to indicate the location of the car park 
and the position of the access points for 
all car parks used by the public where: 
a) a car park is located at the rear of the 

site; 
b) access to the car park is not located 

in the main frontage road; 
c) there are a number of access points 

serving different parts of the site. 

AS5.1 
Signs incorporate the standard Service 
Sign Series ‘P’ sign, as detailed under 
Guide Signs in the Manual of Uniform 
Traffic Control Devices, Queensland. 
(This does not apply to residential 
developments with less than 10 units) 
AS5.2 
Signs are used to mark car parking bays 
which are provided for disabled drivers, 
motorcycles and special zones, such as 
bus zones. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

Tandem Car Spaces 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC6 
Tandem car parking must only be used in 
circumstances where no inconvenience 
arises from its use. 

AS6.1 
Tandem car parking spaces (ie. two car 
parking spaces, nose to tail) are counted 
as one space, except in the following 
cases: 
a) the development is for residential 

purposes; 
b) the tandem spaces are to be used by 

the occupants of the site, in one 
tenancy; 

c) the car park area is to be operated as 
a public car park with on-site 
management. In this case, a tandem 
car park may be counted as no more 
than 1.5 car spaces. 

AS6.2 
The minimum length of the tandem car 
space is 10.4 metres. 
AS6.3 
Tandem garages have a minimum 
internal length of 11 metres. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

Access to Car Park Areas 



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 205 VANTAGE ESTATE, YATALA 
RTE REF: 21438 

 
 

Page 35 of 47 

Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC7 
Car parking areas must not cause vehicle 
queues into the frontage road system or 
encourage drivers to reverse into the 
road system. 

AS7.1 
For developments in excess of 100 
residential units with frontage to major 
roads, a turn round facility with a 
minimum diameter of 12.0m is provided 
between the gate and the road. 
AS7.2 
All car parking facilities, except those 
associated with detached dwellings and 
duplex dwellings is designed so that all 
vehicles enter and exist the site in a 
forward gear. 
AS7.3 
Provision is made for a defined queuing 
area, free of any parking manoeuvres or 
internal intersections in accordance with 
the provisions of the Table to 
Acceptable Solution AS7.3, for 
developments comprising of more than 
two dwelling units and where a security 
gate is proposed. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 
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Table to Acceptable Solution AS7.3 

Car Park Capacity (Number of Spaces) Minimum Queue Length (Vehicles) * 
1 to 25 1 

26 to 50 2 

51 to 75 3 

76 to 100 4 

101 to 150 5 

151 to 200 6 

201 to 250 7 

More than 250 7 plus 1% of capacity over 250 spaces 

* Note: Each vehicle shall be taken to occupy 6.0 metres in length. 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC8 
Car parking areas providing more than 20 
car parking spaces must allow for the 
separation of vehicles and pedestrians. 

AS8 
Sealed pedestrian footpaths, at a 
gradient not exceeding 1:12, are provided 
from the car parking area along the 
shortest possible route to the point of 
destination. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

PC9 
Access to car parking spaces must be 
provided for employees and visitors. 

AS9.1 
Car park areas have no gateways, doors 
or similar devices which restrict vehicular 
access by employees or visitors. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

Driveways and Crossovers 

PC10 
Driveways from car parks or 
developments into public roads must be 
minimised to reduce interference with 
public road traffic and pedestrians. 

AS10.1 
The maximum number of crossovers for 
residential developments is one for 
detached dwelling properties and two for 
multiple unit dwelling complexes. 
AS10.2 
The maximum number of crossovers for 
non-residential developments is two 
crossovers per property. 
AS10.3 
A vehicle crossover is separated from 
any other vehicle crossover by a 
minimum distance of three metres. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 
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PC11 
All development must make provision for 
safe access to roads or streets adjacent 
to the site. Crossovers must be 
constructed to a standard consistent with 
the vehicles using the site. 

AS11.1 
The geometric design of entry and exit 
driveways conforms with Standard 
Drawing No 59218 of Planning Scheme 
Policy 11 – Land Development 
Guidelines. 
AS11.2 
Access to roads or streets adjacent to the 
site is consistent with AS2890.1 – 
Parking Facilities Part 1: Off Street Car 
Parking and AS2890.2 – Off Street 
Parking Part 2: Commercial Vehicles. 
AS11.3 
Where separate entry and exit driveways 
are used, the first driveway reached from 
the kerbside land is clearly delineated 
and sign-posted. 
AS11.4.1 
Access to developments on dual 
carriageway roads is left in/left out. 
OR 
AS11.4.2 
A new intersection is provided between 
the access way and the dual 
carriageway. 
AS11.5 
Developments with traffic signal 
controlled or roundabout access to the 
frontage road dedicate land as public 
road to accommodate all intersection 
infrastructure, including traffic signal 
loops. 
AS11.6 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

The boundaries of the frontage road are 
modified to accommodate all intersection 
infrastructure within the public road. 
AS11.7 
Developments with new traffic signal 
controlled access, within network traffic 
systems, provide the necessary 
infrastructure to integrate the new 
signals. 

Internal Circulation 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC12 
All developments must provide internal 
circulation to avoid use of the public road 
system for movement between different 
car parking and vehicle service areas in 
the development. 

AS12.1 
The internal layout of the site is 
consistent with AS2890.1 – Parking 
Facilities Part 1: Off Street Car Parking 
and AS2890.2 – Off Street Parking Part 
2: Commercial Vehicles. 
AS12.2 
Parking and circulation aisles have a 
maximum length of 100 metres. 
AS12.3 
Dead end aisles do not exceed 20 metres 
in length. 
AS12.4 
Aisle design does not include cross 
intersections. 
AS12.5 
Car parking space/s is/are not located in 
areas used for manoeuvring of heavy 
vehicles. 
AS12.6 
Car parks are designed so that vehicles 
do not reverse across pedestrian 
crossings. 
AS12.7 
Speed humps are not provided in entry or 
exit queuing areas. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

Loading Bay and Set Down Area Requirements 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC13 
Development must make provision for 
loading bays and set down areas for the: 
a) collection and set down of 

passengers; 
b) parking of trailers; 
c) service vehicle parking; and 
d) loading and unloading of goods. 

AS13 
Loading and set down areas are provided 
consistent with the AS2890.2 – Off 
Street Parking Part 2: Commercial 
Vehicles. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

Design Service Vehicle Requirements 
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Performance Criteria Acceptable Solutions 
How does the proposal comply with the 

Acceptable Solution or Performance 
Criteria? 

Internal Use: 
Has compliance with the Acceptable 
Solution/ Performance Criteria been 

demonstrated? 
Is a request for further information 

required? 

PC14 
Development must provide for the 
required 'design service vehicle' to 
service the development. 

AS14.1 
Provision is made for service vehicles, in 
accordance with the Table to 
Acceptable Solution AS14.1. 
AS14.2 
Provision is made for service vehicles, in 
accordance with the Table to 
Acceptable Solution AS14.2, for sites 
less than 4,000m2 in area that require 
access by service vehicles. 
AS14.3 
Provision is made for height clearance of 
4.5 metres for service station canopies 
and access clearance height associated 
with the appropriate design vehicle in 
other applicable developments. 
AS14.4 
A driveway which caters for heavy 
vehicles is designed in accordance with 
AS2890.2 – Off Street Parking Part 2: 
Commercial Vehicles and Standard 
Drawing No 59218 Section 7.4 of 
Planning Scheme Policy 11 – Land 
Development Guidelines. 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 

 

Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 
Aged Persons Accommodation HRV 

Animal Husbandry AV 

Aquaculture HRV 
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Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 
Bulk Garden Supplies HRV 

Cafe SRV 

Cinema SRV 

Commercial Services SRV 

Community Care Centre SRV 

Community Purposes SRV 

Convenience Shop SRV 

Educational Establishment SRV 

Fast Food Premises HRV 

Freight Depot AV 

Fuel Depot AV 

Funeral Parlour SRV 

Hospital HRV 

Industry AV 

Indoor Recreation including: 
a) squash court or any other court game; 
b) meeting place, public hall, pinball parlour, 

amusement arcade; 
c) theatre, cinema; 
d) licensed club; 
e) skating rink, swimming pool; 
f) gymnasium; and 
g) public library, public lecture hall, art gallery, 

museum, any other indoor recreation. 

SRV 

Kennel SRV 

Manufacturers Shop HRV 
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Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 
Marina AV 

Marina Shop SRV 

Market SRV 

Medical Centre SRV 

Milk Depot AV 

Mini-Storage Warehousing HRV 

Minor Tourist Facility SRV 

Motel SRV 

Motor Vehicle Repairs HRV 

Night Club SRV 

Outdoor Sport and Recreation: 
a) tennis court or other court game (where not ancillary 

to other development); 
b) lawn bowls; 
c) skating rinks, swimming pools; 
d) golf course. 

SRV 

Office SRV 

Place of Worship SRV 

Reception Room SRV 

Resort Hotel HRV 

Restaurant SRV 

Restricted Club HRV 

Retail Plant Nursery HRV 

Rural Industry AV 
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Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 
Salvage Yard HRV 

Service Industry SRV 

Service Station AV 

Shop SRV 

Shop with GFA of less than 400m2 SRV 

Shop with GFA 400m2 – 1500m2 HRV 

Shop with GFA larger than 1500m2 AV 

Shopping Centre Development AV 

Showroom HRV 

Storage SRV 

Take-Away Food Premises SRV 

Tavern HRV 

Temporary Use AV 

Theatre SRV 

Tourist Shop SRV 

Transit Centre HRV 

Transport Terminal AV 

Vehicle Hire Premises AV 

Vehicle Sales Premises AV 

Warehouse AV 

Waterfront Industry HRV 
Note: SRV: Small Rigid Vehicle as defined in AS2890.2 – Off Street Parking Part 2: Commercial Vehicles. 
 HRV: Heavy Rigid Vehicle as defined in AS2890.2 – Off Street Parking Part 2: Commercial Vehicles. 
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 AV: Articulated Vehicle as defined in AS2890.2 – Off Street Parking Part 2: Commercial Vehicles. 

 

Table to Acceptable Solution AS14.2 

HRV and AV Requirements 

Site Area (m2) Requirement 

Less than 1000m2 Demonstrate that the development can accommodate the particular design vehicle but a separate service bay and associated manoeuvring are 
not required. 
Where it can be demonstrated that loading and unloading can take place within the road reserve, without impacting on the safe and efficient 
operation of traffic and with no detrimental impact on amenity, Council or its delegate may determine that HRV and AV access is not required. 

1000m2 – 2000m2 a) service bay for HRV is required. 
b) restricted manoeuvring on site for HRV or AV (as required). 
c) full on-site manoeuvring for other classes of service vehicle is required. 

2000m2 – 4000m2 a) service bay to be provided for HRV or AV (as required). 
b) restricted manoeuvring on site for AV (as required). 
c) full on-site manoeuvring for HRV and other classes of service vehicle is required. 
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