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ENGINEERING  

DEVELOPMENT APPLICATION FOR MATERIAL 

CHANGE OF USE – INDUSTRY (MODULAR 

BUILDING ASSEMBLEY) WITH ANCILLARY 

OFFICE, RECONFIGURING A LOT – BOUNDARY 

REALIGNMENT 

 

December 2025 

ADDRESS 
2 and 10 Coastlink Court 
 
REAL PROPERTY DESCRIPTION 
Proposed Lots 212 and 213 over 
Lots 202 and 203 on SP329487 
 
PREPARED FOR 
FPI QLD 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 QLD 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 QLD Pty Ltd (Client) 

to prepare an Engineering Services Report over Lots 202 and 203 on SP329487, 2 and 10 

Coastlink Court, Stapylton requesting a development permit for the following development 

aspects: 

 

• Material Change of Use – Industry (Modular Building Assembly); 

• Reconfiguring a Lot – Boundary Realignment; and 

• Operational Work for Change to Ground Level. 

 

The proposal seeks to establish an industrial use of site seeking to undertake modular 

building assembly use. To establish the required facility size a boundary realignment will be 

necessary between existing lots 202 and 203 in order to create new Lots 212 and 213 with 

proposed Lot 212 to be of sufficient size to cater for the intended modular assembly facility.  

 

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 industrial facility can be 

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

currently under construction within Vantage Stages 2A and 2B.The requirement to augment 

existing service connection due to the proposed boundary realignment are also covered 

within this reporting. 

 

 
Figure 1.1: Proposed Plan of Development, Source: FPI Site Plan 
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2.0 SITE DESCRIPTION 

 

2.1 SITE LOCATION 

 

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 existing industrial lots to the north and south, Council’s existing landfill site to the 

east and an existing Industrial Collector Street, Coastlink Court to the west (refer to Figure 

2.1). 

 

 
Figure 2.1: Approved Lot Layout, Source: MIN/2023/142 (GDP File, 2025) 

 

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 

completed as part of deliver of Stages 2A and 2B of the Vantage Yatal industrial estate.  

 

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 proposed Lot 212 

to a generally flat (1V:200H grade) and serviced industrial lot which grades to the eastern 

boundary interfacing with the Vantage regional stormwater basin and Council’s Landfill site. 
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2.5 EXISTING VEGETATION 

 

The subject site is clear of vegetation. 

 

2.6 CONTAMINATED LAND 

 

The subject site is not known to be contaminated. 

 

3.0 EARTHWORKS 

 

Due to the original topography of the development site major bulk earthworks have been 

undertaken as part of Stage 2 of the development to provide generally flat pads suitable for 

the intended industrial use based on the ROL-approved lot layout. 

 

A further detailed bulk earthworks strategy has been developed specifically for the intended 

land use over the proposed Lot 212 extent by Gassman Development Perspectives in order 

to establish suitable grades for access, hardstand and carparking 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 2 of Vantage Yatala which contains proposed Lot 212 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 proposed Lot 212 (Coastlink Court) has been 

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 
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Proposed Lot 212 and its intended industrial facility has a single frontage to the constructed 

Coastlink Court as demonstrated within the proposed site plan contained within 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 

 

Proposed Lot 212 has an existing 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. Due to the boundary realignment required, the existing 

sewer property connection for lot 203 (No. 2 Coastlink) will need to be augmented to ensure a 

suitable connection for the new Lot 213 extent is provided. 

 

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

proposed Lot 212 is shown in the Civil Servicing Strategy Plan contained within Appendix B 

along with the revised Lot 213 sewer property connection location to be provided as part of 

the boundary realignment.  

 

 
Figure 5.1: CoGC Infrastructure Assets Map – Lot 212 (No. 10 Coastlink Sewer connection) 
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5.2 WATER SUPPLY 

 

The proposed industrial facility within new Lot 212 has the ability to connect to the existing 

150mm diameter potable reticulation main running the entire length of subject lot’s frontage to 

Coastlink Court as demonstrated in Figure 5.1 below.  

 

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.  

 

It is noted that proposed Lot 213 retains its existing frontage to Fairway Street and Coastlink 

Court which contains a 150mm diameter potable water main for the full length of its frontage 

and as such the proposed boundary realignment will not require anu augmentation to the 

existing potable water network to facilitate the new lot extents,  

 

 
Figure 5.2: Water stamp-approved plan from Decision Notice OPW/2023/161 

 

5.3 ELECTRICITY AND TELECOMMUNICATIONS 

 

Stage 2 of the Vantage Yatala industrial development has underground reticulated electrical 

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

authorities including electrical and communications reticulation to Lots 202’s and 203’s road 

verge frontage which will be retained for new Lots 212 and 213.  
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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. 

 

 

6.0 SITE BASED STORMWATER MANAGEMENT 

 

A stormwater drainage network will be constructed within the proposed Lot 212 extent to 

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

existing Legal Points of Discharge (LPoD) within the rear of the allotment. A preliminary layout 

of this internal network and how it connects to the existing Vantage Yatala stormwater 

drainage network reflective of the existing and approved catchments of the proposed lot is 

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

 

It is noted that due to the boundary realignment required to facilitate new Lots 212 and 213. 

The existing stormwater lines servicing Lot 203 will need to be extended as inter-allotment 

drainage into the new lot 213. This augmentation of the 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 5, dated 31st May 2022) and approved by Council as part 

of the Reconfiguration of Lot approval covering existing Lots 202 and 203 within the 

development (Council Ref: MIN/2023/142). 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. The development form proposed under this application is consistent 

with the site coverage assumptions made within the estate-based, approved SWMP.  

 

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

detention basin for Stages 2A and 2B 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.  
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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 5, dated 31st May 2022) and approved by 

Council as part of the Reconfiguration of Lot approval covering existing Lots 202 and 203 

within the development (Council Ref: MIN/2023/142) 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. The development 

form proposed under this application is consistent with the assumptions made within the 

estate-based, approved SWMP. 

 

 

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 Lots 202 and 203 within the Vantage Yatala industrial estate 

which outlines both the civil servicing requirement of the land use and the required boundary 

realignment 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 212 Site Plan - Proposed 
Industrial Development 
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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 2 site of the Vantage 
Industrial Estate. The site is identified as Lot 212 on SP329485 and has a site area of 48,268m2.  
 
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 manufacturing, with a Gross Floor Area (GFA) of 20,923m2. 
 
A total of 231 car parking spaces are proposed to be provided.  
 
Access is proposed via two separate vehicle crossovers along Coastlink Court: the western crossover 
designated for light vehicle entry and exit, and the eastern 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 (20,923m2) results in the following requirements: 
 

2 spaces + 
10 spaces for the first 500m2 
205 spaces for the balance of 20,423m2 
Total – 217 spaces 

 
Application of the above rate to the proposal yields a minimum requirement of 217 car parking spaces. 
The proposal provides 231 spaces and therefore meets the above Acceptable Outcome.  
 
 



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 212 VANTAGE ESTATE, YATALA 
RTE REF: 25296 

 

 

Page 8 of 46 

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. 6.2 metres 
Min 6.2 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 4.1 – 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 – 4.10, such can 
satisfactorily negotiate the proposed arrangements and enter and exit the site in a forward gear.  
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FIGURE 4.1 – PROPOSED CAR PARKING DIMENSIONS
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FIGURE 4.2 – PROPOSED CAR PARKING DIMENSIONS  
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FIGURE 4.3 – PROPOSED CAR PARKING DIMENSIONS 
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FIGURE 4.4 – PROPOSED DIMENSIONS OF LOADING AREA 
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FIGURE 4.5 – PROPOSED DIMENSIONS OF LOADING AREA



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 212 VANTAGE ESTATE, YATALA 
RTE REF: 25296 

 

 

Page 14 of 46 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

FIGURE 4.6 – PROPOSED DIMENSIONS OF LOADING AREA 



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 212 VANTAGE ESTATE, YATALA 
RTE REF: 25296 

 

 

Page 15 of 46 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FIGURE 4.7 – 85TH PERCENTILE VEHICLE MANOEUVRING  



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 212 VANTAGE ESTATE, YATALA 
RTE REF: 25296 

 

 

Page 16 of 46 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FIGURE 4.8 – 85TH PERCENTILE VEHICLE MANOEUVRING  
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FIGURE 4.9 – 85TH PERCENTILE VEHICLE MANOEUVRING 
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FIGURE 4.10 – 99TH PERCENTILE VEHICLE MANOEUVRING  
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5.0 ACCESS ARRANGEMENTS 
 
Access is proposed via two separate vehicle crossovers along Coastlink Court: the western crossover 
designated for light vehicle entry and exit, and the eastern 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 ARRANGMENTS (WESTERN LIGHT VEHICLE CROSSOVER)
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FIGURE 5.2 – ACCESS ARRANGMENTS (EASTERN HEAVY VEHICLE CROSSOVER) 
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6.0 PROVISION FOR SERVICE 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 an B – Double negotiating the proposed arrangements are shown in Figure 6.1 
– 6.3.  
 
As shown in Figures 6.4 and 6.5, an 8.35m emergency fire truck can satisfactorily access, manoeuvre 
and circulate within the site. 
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FIGURE 6.1 – ON-SITE SERVICE VEHICLE MANOEUVRING (B – DOUBLE)
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FIGURE 6.2 – ON-SITE SERVICE VEHICLE MANOEUVRING (WASTE COLLECTION VEHICLE)
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FIGURE 6.3 – ON-SITE SERVICE VEHICLE MANOEUVRING (EMERGENCY FIRE TRUCK) 
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FIGURE 6.4 – ON-SITE SERVICE VEHICLE MANOEUVRING (EMERGENCY FIRE TRUCK)
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FIGURE 6.5 – ON-SITE SERVICE VEHICLE MANOEUVRING (EMERGENCY FIRE TRUCK)
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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 (20,923m2 
GFA) is 27 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, identified as Lot 212 on 
SP329485, with a site area of 48,268m2. The site is within the low and medium impact industry 
zone. 

 

• The proposed development is for the construction of a Warehouse and Distribution Centre, 
including associated manufacturing, with a Gross Floor Area (GFA) of 20,923m2. 

 

• Application of the M38 Industrial Place Code car parking rates results in a minimum 
requirement of 217 spaces. The proposal provides 231 spaces, exceeding the minimum and 
satisfying the Acceptable Outcome. 

 

• The proposed car parking layout has been designed in accordance with AS2890.1:2004, with 
swept path analyses demonstrating that light and heavy vehicles can manoeuvre safely and 
efficiently. 

 

• Site access is proposed via two separate crossovers along Coastlink Court: the western 
crossover for light vehicle entry and exit, and the eastern crossover for heavy vehicle entry and 
exit. Both crossovers have been designed in accordance with IPWEA Standard Drawings RS-
051 for the intended design vehicles. 

 

• The layout allows service vehicles, including B – Doubles and 8.35m emergency vehicles, to 
access and circulate on-site safely while maintaining a minimum clearance of 0.5m from 
obstructions. 

 

• Pedestrian access is provided via dedicated pathways connecting the road frontage to the 
building entrance and through the car park, while bicycle parking and end-of-trip facilities 
(showers and change rooms) are also accommodated in line with the Transport Code. 
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APPENDICES 
 
APPENDIX A –  RESPONSE TO CAR PARKING, ACCESS, AND TRANSPORT INTEGRATION CONSTRAINT 

CODE (2003) 
  



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 205 VANTAGE ESTATE, YATALA 
RTE REF: 21438 

 

 

Page 29 of 46 

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: 
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 
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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? 

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 
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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? 

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 
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 

NOT APPLICABLE, APPLICATION 
OF FOR A CHANGE TO A 
RECONFIGURATION OF A LOT. 

 



TRANSPORT IMPACT ASSESSMENT 
PROPOSED WAREHOUSE DEVELOPMENT 
LOT 205 VANTAGE ESTATE, YATALA 
RTE REF: 21438 

 

 

Page 40 of 46 

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? 

infrastructure to integrate the new 
signals. 

Internal Circulation 

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 

Bulk Garden Supplies HRV 
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Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 

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 

Marina AV 
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Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 

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 

Salvage Yard HRV 

Service Industry SRV 
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Table to Acceptable Solution AS14.1 

Use or Development Service Vehicle Provisions 

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. 
 AV: Articulated Vehicle as defined in AS2890.2 – Off Street Parking Part 2: Commercial Vehicles. 
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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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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 202 and part of Lot 203 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 202 Coastlink Court, Stapylton 
Lot 202 and part of Lot 203 on SP329487  

 
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 15th December 2025 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.  

 

2.2 Proposal 

The development application seeks development permits for the following; 
 

• Material Change of Use – Industry (modular building assembly) and ancillary office;  
• Reconfiguring a Lot – Boundary Realignment; and 

• Operational Work – Bulk earthworks.  
 
The proposal is to construct a warehouse and two storey office for Modscape to facilitate work on 
assembly and manufacturing of modular homes. The proposal consists of the following: 
 

• Total site area of 48,268m2. 
• Warehouse – total area of 19,660m2 
• 2 storey office with an area of 1,263m2. 

• Warehouse Amenities. 
• Proposed hours of operation are 24/7.  
• 231 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   

  

1 

N 

3 

2 

Site 

Noise Monitor  
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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 

 

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

Car passby 71 0 71 40 20 8 15 652 0 0 0 -6 -57 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

1 Car start 72 2 74 40 20 8 2 652 0 0 0 -6 -56.3 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 2 652 0 0 0 -6 -56.3 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

Truck manouevring 86 0 86 20 12 8 30 659 0 0 0 -6 -56.4 4 7 15 5 13 3 11 1 19 9 17 7 0 -10 22 12 20 10 18 8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck starting 88 2 90 20 12 8 2 750 0 0 0 -6 -57.5 4 8 6 -4 4 -6 2 -8 0 -10 0 -10 0 -10 14 4 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck reverse alarm 92 5 97 20 12 8 2 750 0 0 0 -6 -57.5 3 8 13 3 11 1 9 -1 0 -10 0 -10 0 -10 21 11 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck air brakes 100 2 102 20 12 8 2 659 0 0 0 -6 -56.4 2 4 19 9 17 7 15 5 0 -10 0 -10 0 -10 23 13 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (external) 84 0 84 28 20 8 10 750 0 0 0 -6 -57.5 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 10 698 0 0 -5 -6 -56.9 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

Welder 97 2 99 12 8 4 300 698 0 0 -5 -6 -56.9 3 5 31 21 29 19 26 16 34 24 34 24 34 24 36 26 36 26 36 26 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Hand tools (pneumatic) 108 108 12 8 4 300 698 0 0 -5 -6 -56.9 4 10 40 30 38 28 35 25 44 34 44 34 44 34 50 40 50 40 50 40 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Hand tools (electric) 94 94 12 8 4 300 698 0 0 -5 -6 -56.9 4 9 26 16 24 14 21 11 30 20 30 20 30 20 35 25 35 25 35 25 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Grinder 86 86 12 8 4 240 698 0 -5 -6 -56.9 4 9 17 7 15 5 12 2 21 11 21 11 21 11 26 16 26 16 26 16 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Office activites 75 75 4 4 4 900 665 0 -10 -6 -56.5 2 4 2 -8 2 -8 2 -8 4 -6 4 -6 4 -6 6 -4 6 -4 6 -4 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Total 41 31 39 29 36 26 45 35 45 35 45 35 50 40 50 40 50 40 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Criteria 50 35 30 55 40 35 65 45 40

Car passby 71 0 71 40 20 8 15 900 0 0 0 -6 -60 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

2 Car start 72 2 74 40 20 8 2 900 0 0 0 -6 -59.1 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 2 900 0 0 0 -6 -59.1 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

Truck manouevring 86 0 86 20 12 8 30 957 0 0 0 -6 -59.6 4 7 13 3 10 0 9 -1 17 7 14 4 0 -10 20 10 17 7 16 6 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck starting 88 2 90 20 12 8 2 1000 0 0 0 -6 -60 4 8 4 -6 2 -8 0 -10 0 -10 0 -10 0 -10 12 2 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck reverse alarm 92 5 97 20 12 8 2 1000 0 0 0 -6 -60 3 8 11 1 9 -1 7 -3 0 -10 0 -10 0 -10 19 9 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck air brakes 100 2 102 20 12 8 2 957 0 0 0 -6 -59.6 2 4 17 7 15 5 13 3 0 -10 0 -10 0 -10 21 11 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (external) 84 0 84 28 20 8 10 1000 0 0 0 -6 -60 0 0 7 -3 5 -5 1 -9 0 -10 0 -10 0 -10 7 -3 7 -3 7 -3 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (internal) 84 0 84 28 20 8 10 940 0 0 -5 -6 -59.5 0 0 2 -8 1 -9 0 -10 0 -10 0 -10 0 -10 2 -8 2 -8 2 -8 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Welder 97 2 99 12 8 4 300 940 0 0 -5 -6 -59.5 3 5 29 19 27 17 24 14 32 22 30 20 32 22 34 24 34 24 34 24 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Hand tools (pneumatic) 108 0 108 12 8 4 300 940 0 0 -5 -6 -59.5 4 10 38 28 36 26 33 23 42 32 40 30 42 32 48 38 48 38 48 38 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Hand tools (electric) 94 0 94 12 8 4 300 940 0 0 -5 -6 -59.5 4 9 24 14 22 12 19 9 28 18 26 16 28 18 33 23 33 23 33 23 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Grinder 86 0 86 12 8 4 240 940 0 -5 -6 -59.5 4 9 15 5 13 3 10 0 19 9 17 7 19 9 24 14 24 14 24 14 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Office activites 75 0 75 4 4 4 900 942 0 -10 -6 -59.5 2 4 0 -10 0 -10 0 -10 2 -8 2 -8 2 -8 4 -6 4 -6 4 -6 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Total 38 28 37 27 34 24 42 32 40 30 42 32 48 38 48 38 48 38 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Criteria 50 35 30 55 40 35 65 45 40

Car passby 71 0 71 40 20 8 15 735 0 0 0 -6 -58 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

3 Car start 72 2 74 40 20 8 2 735 0 0 0 -6 -57.3 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 2 735 0 0 0 -6 -57.3 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

Truck manouevring 86 0 86 20 12 8 30 828 0 0 0 -6 -58.4 4 7 14 4 12 2 10 0 18 8 16 6 0 -10 21 11 19 9 17 7 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck starting 88 2 90 20 12 8 2 828 0 0 0 -6 -58.4 4 8 6 -4 4 -6 2 -8 0 -10 0 -10 0 -10 14 4 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck reverse alarm 92 5 97 20 12 8 2 828 0 0 0 -6 -58.4 3 8 13 3 11 1 9 -1 0 -10 0 -10 0 -10 21 11 0 -10 0 -10 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Truck air brakes 100 2 102 20 12 8 2 828 0 0 0 -6 -58.4 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

Forklift (external) 84 0 84 28 20 8 10 828 0 0 0 -6 -58.4 0 0 9 -1 7 -3 3 -7 0 -10 0 -10 0 -10 9 -1 7 -3 9 -1 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Forklift (internal) 84 0 84 28 20 8 10 781 0 0 -5 -6 -57.9 0 0 4 -6 3 -7 0 -10 0 -10 0 -10 0 -10 4 -6 3 -7 4 -6 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Welder 97 2 99 12 8 4 300 781 0 0 -5 -6 -57.9 3 5 30 20 28 18 25 15 33 23 31 21 33 23 35 25 33 23 35 25 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Hand tools (pneumatic) 108 0 108 12 8 4 300 781 0 0 -5 -6 -57.9 4 10 39 29 37 27 34 24 43 33 41 31 43 33 49 39 47 37 49 39 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Hand tools (electric) 94 0 94 12 8 4 300 781 0 -5 -6 -57.9 4 9 25 15 23 13 20 10 29 19 27 17 29 19 34 24 32 22 34 24 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Grinder 86 0 86 12 8 4 240 781 0 -5 -6 -57.9 4 9 16 6 14 4 11 1 20 10 18 8 20 10 25 15 23 13 25 15 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Office activites 75 0 75 4 4 4 900 834 0 -10 -6 -58.4 2 4 1 -9 1 -9 1 -9 3 -7 3 -7 3 -7 5 -5 5 -5 5 -5 Yes Yes Yes Yes Yes Yes Yes Yes Yes

Total 40 30 38 28 35 25 44 34 42 32 44 34 49 39 48 38 49 39 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

Car passby 71 0 71 10 5 2 15 652 -6 -57 0 -10 0 Yes Yes Yes

1 Car start 72 2 74 10 5 2 2 652 -6 -57 0 0 0 Yes Yes Yes

Car door closure 71 2 73 10 5 2 2 652 -6 -57 0 0 0 Yes Yes Yes

Truck manouevring 86 0 86 5 3 2 30 659 -6 -57 15 13 11 Yes Yes Yes

Truck starting 88 2 90 5 3 2 2 750 -6 -58 6 4 2 Yes Yes Yes

Truck reverse alarm 92 5 97 5 3 2 2 750 -6 -58 13 11 9 Yes Yes Yes

Truck air brakes 100 2 102 5 3 2 2 659 -6 -57 19 17 15 Yes Yes Yes

Forklift (external) 84 0 84 7 5 2 10 750 -6 -58 9 7 3 Yes Yes Yes

Forklift (internal) 84 0 84 7 5 2 10 698 -5 -6 -57 5 3 0 Yes Yes Yes

Welder 97 2 99 3 2 1 300 698 -5 -6 -57 31 29 26 Yes Yes Yes

Hand tools (pneumatic) 108 108 3 2 1 300 698 -5 -6 -57 40 38 35 Yes Yes Yes

Hand tools (electric) 94 94 3 2 1 300 698 -5 -6 -57 26 24 21 Yes Yes Yes

Grinder 86 86 3 2 1 240 698 0 -5 -6 -57 17 15 12 Yes Yes Yes

Office activites 75 75 1 1 1 900 665 0 -10 -6 -57 2 2 2 Yes Yes Yes

Total 41 39 36 Yes Yes Yes

Criteria 0 54 56 53

Car passby 71 0 71 10 5 2 15 900 -6 -60 0 0 0 Yes Yes Yes

2 Car start 72 2 74 10 5 2 2 900 -6 -59 0 0 0 Yes Yes Yes

Car door closure 71 2 73 10 5 2 2 900 -6 -59 0 0 0 Yes Yes Yes

Truck manouevring 86 0 86 5 3 2 30 957 -6 -60 13 10 9 Yes Yes Yes

Truck starting 88 2 90 5 3 2 2 1000 -6 -60 4 2 0 Yes Yes Yes

Truck reverse alarm 92 5 97 5 3 2 2 1000 -6 -60 11 9 7 Yes Yes Yes

Truck air brakes 100 2 102 5 3 2 2 957 -6 -60 17 15 13 Yes Yes Yes

Forklift (external) 84 0 84 7 5 2 10 1000 -6 -60 7 5 1 Yes Yes Yes

Forklift (internal) 84 0 84 7 5 2 10 940 -5 -6 -59 2 1 0 Yes Yes Yes

Welder 97 2 99 3 2 1 300 940 -5 -6 -59 29 27 24 Yes Yes Yes

Hand tools (pneumatic) 108 0 108 3 2 1 300 940 -5 -6 -59 38 36 33 Yes Yes Yes

Hand tools (electric) 94 0 94 3 2 1 300 940 -5 -6 -59 24 22 19 Yes Yes Yes

Grinder 86 0 86 3 2 1 240 940 0 -5 -6 -59 15 13 10 Yes Yes Yes

Office activites 75 0 75 1 1 1 900 942 0 -10 -6 -59 0 0 0 Yes Yes Yes

Total 38 37 34 Yes Yes Yes

Criteria 0 54 56 53

Car passby 71 0 71 10 5 2 15 735 -6 -58 0 0 0 Yes Yes Yes

3 Car start 72 2 74 10 5 2 2 735 -6 -57 0 0 0 Yes Yes Yes

Car door closure 71 2 73 10 5 2 2 735 -6 -57 0 0 0 Yes Yes Yes

Truck manouevring 86 0 86 5 3 2 30 828 -6 -58 14 12 10 Yes Yes Yes

Truck starting 88 2 90 5 3 2 2 828 -6 -58 6 4 2 Yes Yes Yes

Truck reverse alarm 92 5 97 5 3 2 2 828 -6 -58 13 11 9 Yes Yes Yes

Truck air brakes 100 2 102 5 3 2 2 828 -6 -58 18 16 14 Yes Yes Yes

Forklift (external) 84 0 84 7 5 2 10 828 -6 -58 9 7 3 Yes Yes Yes

Forklift (internal) 84 0 84 7 5 2 10 781 -5 -6 -58 4 3 0 Yes Yes Yes

Welder 97 2 99 3 2 1 300 781 -5 -6 -58 30 28 25 Yes Yes Yes

Hand tools (pneumatic) 108 0 108 3 2 1 300 781 -5 -6 -58 39 37 34 Yes Yes Yes

Hand tools (electric) 94 0 94 3 2 1 300 781 0 -5 -6 -58 25 23 20 Yes Yes Yes

Grinder 86 0 86 3 2 1 240 781 0 -5 -6 -58 16 14 11 Yes Yes Yes

Office activites 75 0 75 1 1 1 900 834 0 -10 -6 -58 1 1 1 Yes Yes Yes

Total 40 38 35 Yes Yes Yes
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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

Car passby 77 77 652 -6 -56 15 10 Yes

1 Car start 77 2 79 652 -6 -56 17 12 Yes

Car door closure 85 2 87 652 -6 -56 25 20 Yes

Truck manouevring 92 92 659 -6 -56 30 25 Yes

Truck starting 90 2 92 750 -6 -58 28 23 Yes

Truck reverse alarm 96 5 101 750 -6 -58 37 32 Yes

Truck air brakes 97 2 99 659 -6 -56 37 32 Yes

Forklift (external) 90 90 750 -6 -58 26 21 Yes

Forklift (internal) 105 2 107 698 -5 -6 -57 39 34 Yes

Welder 101 2 103 698 -5 -6 -57 35 30 Yes

Hand tools (pneumatic) 108 108 698 -5 -6 -57 40 35 Yes

Hand tools (electric) 99 99 698 -5 -6 -57 31 26 Yes

Grinder 91 91 698 -5 -6 -57 23 18 Yes

Office activites 82 82 665 -10 -6 -56 10 5 Yes

Criteria 45

Car passby 77 77 900 -6 -59 12 7 Yes

2 Car start 77 2 79 900 -6 -59 14 9 Yes

Car door closure 85 2 87 900 -6 -59 22 17 Yes

Truck manouevring 92 92 957 -6 -60 26 21 Yes

Truck starting 90 2 92 1000 -6 -60 26 21 Yes

Truck reverse alarm 96 5 101 1000 -6 -60 35 30 Yes

Truck air brakes 97 2 99 957 -6 -60 33 28 Yes

Forklift (external) 90 90 1000 -6 -60 24 19 Yes

Forklift (internal) 105 2 107 940 -5 -6 -59 37 32 Yes

Welder 101 2 103 940 -5 -6 -59 33 28 Yes

Hand tools (pneumatic) 108 108 940 -5 -6 -59 38 33 Yes

Hand tools (electric) 99 99 940 -5 -6 -59 29 24 Yes

Grinder 91 91 940 -5 -6 -59 21 16 Yes

Office activites 82 82 942 -10 -6 -59 7 2 Yes

Criteria 45

Car passby 77 77 735 0 -6 -57 14 9 Yes

3 Car start 77 2 79 735 0 -6 -57 16 11 Yes

Car door closure 85 2 87 735 0 -6 -57 24 19 Yes

Truck manouevring 92 92 828 0 -6 -58 28 23 Yes

Truck starting 90 2 92 828 0 -6 -58 28 23 Yes

Truck reverse alarm 96 5 101 828 -6 -58 37 32 Yes

Truck air brakes 97 2 99 828 0 -6 -58 35 30 Yes

Forklift (external) 90 90 828 -6 -58 26 21 Yes

Forklift (internal) 105 2 107 781 0 -5 -6 -58 38 33 Yes

Welder 101 2 103 781 0 -5 -6 -58 34 29 Yes

Hand tools (pneumatic) 108 108 781 -5 -6 -58 39 34 Yes

Hand tools (electric) 99 99 781 -5 -6 -58 30 25 Yes

Grinder 91 91 781 -5 -6 -58 22 17 Yes

Office activites 82 82 834 -10 -6 -58 8 3 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 202 
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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Executive Summary 

Background 

Frasers Property Industrial Australia Pty Ltd (Frasers) is developing an estate in Stapylton known 

as the Vantage Estate. A new tenant (Modscape) has recently signed a lease to occupy the 

warehouse located at Lot 212 in the estate. Part of Modscape’s operations requires the storage 

and handling of materials classified as Dangerous Goods (DGs); hence, it is necessary to assess 

the potential impact the store of these goods has on the risk profile of the site. Assessment is 

conducted against the manifest thresholds in the Work Health and Safety Regulation 2011 (Ref. 

[1]). Where quantities are below the manifest levels, the risk posed by the site are considered to 

be acceptable and no further assessment is required.  

Frasers, on behalf of Modscape has commissioned Riskcon Engineering Pty Ltd (Riskcon) to 

prepare an assessment against thresholds to determine whether the proposed development is 

acceptable for the location or whether additional risk assessment is required as part of the 

Development Application submission.   

Conclusions 

A review of the quantities of DGs stored at the proposed facility was undertaken to determine 

whether the facility would be considered accepted development or if it would require additional 

assessment to demonstrate that the risks are appropriate for the land use. Based on the 

assessment it was determined that the quantities stored and handled were below the threhsolds; 

hence, the potential for offsite risks are considered negligible and that the proposed development 

is acceptable for the land use.  

Recommendations 

Notwithstanding the conclusions, the following recommendations have been made: 

• The suggested requirements of Section 4.3 shall be reviewed and the appropriate options 

adopted.  

• The documentation required under the Work Health and Safety Regulation 2011 shall be 

prepared.  
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1.0 Introduction 

1.1 Background 

Frasers Property Industrial Australia Pty Ltd (Frasers) is developing an estate in Stapylton known 

as the Vantage Estate. A new tenant (Modscape) has recently signed a lease to occupy the 

warehouse located at Lot 212 in the estate. Part of Modscape’s operations requires the storage 

and handling of materials classified as Dangerous Goods (DGs); hence, it is necessary to assess 

the potential impact the store of these goods has on the risk profile of the site. Assessment is 

conducted against the manifest thresholds in the Work Health and Safety Regulation 2011 (Ref. 

[1]). Where quantities are below the manifest levels, the risk posed by the site are considered to 

be acceptable and no further assessment is required.  

Frasers, on behalf of Modscape has commissioned Riskcon Engineering Pty Ltd (Riskcon) to 

prepare an assessment against thresholds to determine whether the proposed development is 

acceptable for the location or whether additional risk assessment is required as part of the 

Development Application submission.   

1.2 Scope of Services 

The scope of work is to prepare a threshold assessment for the proposed warehouse at Lot 212 

Vantage Estate, Stapylton.   

1.3 Qualifications of the Assessor 

The assessment will be performed by Renton Parker who is the Managing Director at Riskcon 

Engineering Pty Ltd. Renton is a chartered chemical engineer with 13 years of experience working 

in the field of risk engineering dealing specifically with Dangerous Goods consulting. Renton is 

listed on the Board of Professional Engineers of Queensland and is a full member of the 

Australasian Institute of Dangerous Goods Consultants (AIDGC) in addition he has held roles as 

President, Vice President and Board Member of the AIDGC. He is a listed hazards and risk 

consultant under the Three Ports SEPP. Renton has performed numerous risk, DG, and fire 

assessments for industrial facilities storing DGs and other materials with unique hazards ranging 

from minor storage below threshold assessments up to Major Hazard Facilities.   
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2.0 Methodology 

2.1 General Methodology 

The methodology used in this assessment is as follows: 

• Review the types and proposed quantities of hazardous chemicals to be stored at the site. 

• Compare the quantities of hazardous chemicals against the threshold quantities listed in 

Schedule 11 of the Work Health and Safety Regulation 2011 (Ref. [1]) to identify whether the 

storage quantities exceed the acceptable thresholds.  

• Report on the findings of the assessment.  
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3.0 Project Description 

3.1 Site Location and Layout 

The proposed facility is located Lot 212 Vantage Estate, Stapylton which is 34 km northwest of the 

Gold Coast. Figure 3-1 shows the regional location of the site in relation to the Gold Coast.   

 

Figure 3-1: Site Location (source Google Maps) 

3.2 General Description 

Modscape operations involve the manufacture of modular construction elements for prefabricated 

homes and buildings. Several DGs will be required to assist in running the site predominantly as 

fuels for site operations including Liquefied Petroleum Gas (LPG) for forklifts, petrol, and diesel.  

Provided in Figure 3-1 is a layout of the site showing the location of the tanker storage and vessels.  

3.3 Quantities of Dangerous Goods 

The quantities of DGs proposed to be stored at the site have been provided in Table 3-1.  

Vantage Estate 
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Table 3-1: Classes and Quantities of DGs Stored and Handled 

Class Description PG Volume Quantity Total Quantity (kg) 

2.1 LPG n/a 
23 10 230 

44 20 880 

3 Petrol II - - 100 

C1 Diesel - - - 200 
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Figure 3-2: Site Layout 



 

Frasers Property Industrial Australia Pty Ltd 

Document No. RCE-25562_Frasers_Threshold_Final_12Jan26_Rev(0) 

Date 12/01/2026 

 

6 

4.0 Threshold Review 

4.1 Introduction 

Schedule 11 provides the quantities of DG (hazardous chemicals) for placard and manifest levels. 

Where manifest levels are exceeded, the risks posed by the site operations may impact adjacent 

land uses and thus additional risk assessment is required to demonstrate that the risks are 

acceptable. Where the quantities are below the thresholds, the risks are considered low and not 

additional risk assessment is required.  

4.2 Threshold Quantities 

Table 4-1 summarises the quantities proposed to be stored along with the threshold from Schedule 

11 of the WHS Regulation and provides an assessment of whether the quantity is exceeded. Based 

on the assessment, none of the manifest levels are exceeded; hence, the potential for offsite risks 

are low and thus the develpoment is acceptable for the proposed land use.  

Table 4-1: DG Classes or Materials Stored and Maximum Quantities 

Class Description PG Quantity (L) Manifest Level (L) Exceeded (y/n) 

2.1 LPG - 1,110 5,000 N 

3 Petrol II 100 2,500 N 

C1 Diesel - 200 100,000 N 

4.3 Storage Requirements 

The goods stored are subject to design standards which aim to reduce the risks of storage by 

providing design requirements that mitigate risks. The applicable standards are as follows: 

• LPG is subject to AS/NZS 1596:2014 (Ref. [2]) 

• Petrol & diesel are subject to AS 1940:2017 (Ref. [1]) 

A high-level review of each standard has been conducted in the following subsections to provide 

an overview of how the commodities should be stored to minimise risk.  

4.3.1 LPG 

Based on AS/NZS 1596:2014 the combined store of 1,110 L would be considered a cylinder store 

which would require separation from the warehouse by a fire wall if located immediately adjacent 

to the building. It is noted that the warehouse will be a dado construction which includes a fire rated 

element; however, the rating is unlikely to achieve the requirement to achieve the necessary 

separation requirements per the standard.  

If the volumes in an individual store can be reduced such that they are classified as minor storage, 

then the requirement for a fire wall is eliminated. Reduction may not be feasible; hence, several 

methods have been proposed to achieve compliance depending on what can be adopted in the 

building design. The options have been discussed in Table 4-2. 
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Table 4-2: Potential LPG Storage Options 

Option Discussion 

Minor Storage Minor storage of LPG cylinders outdoors is not defined in AS/NZS 1596:2014; however, 

AS 4332:2004 (Ref. [3]) identifies this limit as 500 L. To achieve this, three (3) storages 

of 400 L would be required. AS/NZS 1596:2014 indicates that groups of cylinders shall 

be separated by 3 m. Therefore, a 3 m separation between each 400 L grouping would 

be required to be minor stores and not require fire wall separation between the store and 

the building (if located immediately adjacent to the building).  

Cylinder Store If the store remains as a single grouping, then the wall between the store and the building 

will require an FRL of 240/240/240 and extend 3 m either side of the cylinder store.  

It is noted that AS/NZS 1596:2014 permits the 3 m separation to be reduced to 0 under 

risk assessment; hence, a risk assessment could be pursued to justify no additional fire 

rating in this scenario.  

Cylinder Store If the fire rating is onerous, then the cylinders can be separated by 3 m from the building 

The following items apply to all cylinder’s arrangements: 

• The cylinders shall be stored in a cage to provide protection and restraint. 

• The cage shall have openings to permit air flow through the cage. 

• Ignition sources (i.e. electrical outlets, lights, etc.) shall be located >1.5 m away from the store. 

• The cage shall be protected by bollards to prevent vehicular collisions.  

4.3.2 Petrol 

The quantity of petrol proposed may be adequately stored to comply with the standard by being 

stored in a 100 L flammable liquid cabinet complying with AS 1940:2017 (Ref. [4]). It is noted that 

due to packing efficiency, the 100 L may not easily fit into the 100 L cabinet; hence, a 160 L cabinet 

is suggested to accommodate the 100 L storage volume.  

The cabinet shall be located such that they do not obstruct emergency exits.  

4.3.3 Diesel 

Similarly to the petrol, an AS 1940:2017 compliant cabinet will adequately store the diesel. A 250 

L cabinet is suggested to accommodate the 200 L storage volume.  

The cabinet shall be located such that they do not obstruct emergency exits.  
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5.0 Conclusion and Recommendations 

5.1 Conclusions 

A review of the quantities of DGs stored at the proposed facility was undertaken to determine 

whether the facility would be considered accepted development or if it would require additional 

assessment to demonstrate that the risks are appropriate for the land use. Based on the 

assessment it was determined that the quantities stored and handled were below the threhsolds; 

hence, the potential for offsite risks are considered negligible and that the proposed development 

is acceptable for the land use.  

5.2 Recommendations 

Notwithstanding the conclusions, the following recommendations have been made: 

• The suggested requirements of Section 4.3 shall be reviewed and the appropriate options 

adopted.  

• The documentation required under the Work Health and Safety Regulation 2011 shall be 

prepared.  
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