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15 September 2026 

 

Joe Evenwel  
Pipemakers Australia Pty Ltd 
C/- Therefor Group  
 

Dear Joe,    

186 Ingram Road, Acacia Ridge – Other Change 

Traffic Engineering Response 

Benzie Engineering has been engaged to prepare a traffic engineering letter in support of a 
change application to the existing warehouse at 186 Ingram Road, Acacia Ridge.  

There are several approvals for the site, with the most recent approval granted by Brisbane 
City Council (BCC) on the 31st August, 2015. BCC’s application reference is A003906397, 
Version 1.  Note: the approved plans make reference to A001610135 for car parking and on-
site management.  

This letter will primarily assess the proposed parking supply and increased traffic 
generation for the site. Consideration of the existing access and servicing arrangements 
will also be provided.  

A copy of the proposed development plans is included as Attachment 1.  

1. Existing Approval 

A summary of the existing approval is provided below in Table 1.    

The GFA noted in Table 1 is based on the plans included within the 2015 approval 
(A003906397). The approved plans are included as Attachment 2. 
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Table 1 Summary of Existing Approval  

A review of the approvals has resulted in contradicting parking numbers being shown 
across the approved plans and within the approval conditions.  

The approved plans of approval A003906397 (2015) refer to the 2006 approval conditions 
(A001610135) for car parking and on-site manoeuvring. Further, the number of on-site 
spaces varies from the approval due to external storage locations. A summary of the car 
parking is provided in Table 2.  

Table 2 Summary of Car Parking  

For this assessment, the parking supply will be based on survey data. Further information 
is provided in Section 3.  

2. Proposal  
The application relates to a new extrusion machine proposed within Warehouse 1. Minor 
extensions to Warehouse 1 are also proposed. These will largely facilitate office uses. 
Despite the increase in office GFA, the introduction of the new machinery will result in a 
reduction in on-site workers. 

To accommodate additional parking, external storage at the north-east corner of the site 
will be removed.  

The proposal is summarised below in Table 3.  

Design Aspect  Approved Arrangement  

GFA  6,046m2 

Access  Lanseer Street (west) - 9m wide, Type B2  

Landseer Street (east) - 18m wide, Type B2  

Ingram Road (north) - 10m wide, Type B2  

Ingram Road (south) - 9m wide, Type B2  

Servicing  AV, MRV and RCV to all buildings  

Car Parking   Date Number   

Approved Plans ( A003906397) 2015 58 spaces  

Approval Condtions ( A001610135) 2006 64 spaces  

On-Site Survey  2026 39 spaces   
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Table 3 Summary of Existing Approval  

3. Car Parking Supply 
The approval documentation conditions that 64 spaces (including 1 x PWD) be provided 
on-site.  

In the time since the approval, the site operations have varied, with additional storage 
required on-site. A majority of this storage occurs within the parking and circulation aisles 
across the site, therefore decreasing the on-site parking supply. 

To understand the current parking demands, a parking demand survey was undertaken. The 
results of this survey are detailed further in Section 3.1.  

As the proposed use is an extension to an existing facility, the proposed parking supply 
considers both the approved parking rate and the results of the parking survey. The 
proposed parking supply is detailed in Section 3.3.  

3.1. Approved Parking Rate 

The approved GFA of 6,046m2 and provision of 64 spaces equates to a parking supply rate 
of 1.06 spaces per 100m2 GFA.   

3.2. Parking Demand Survey  

The site has been operational for many years. To determine the operational parking 
demands of the site, a parking demand survey was conducted.  

The parking demand survey was undertaken by Austraffic on Thursday 20th August, 2026. 
The survey hours were 6am – 6pm. As part of the survey, the number of parking spaces 
was also confirmed at 39 spaces. This is lower than the approval documentation.  

The results of the survey are summarised in Table 4. Complete survey outputs are included 
as Attachment 3.   

Design Aspect  Approved Arrangement  

GFA  7,548m2 

Parking   86 spaces including 1 PWD 

Access  No change to current  

Servicing  AV, MRV and RCV to all buildings and 25m B-double access on-site.  
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Table 4 Summary - Parking Demand Survey  

Based on the results of the survey, the current car parking demand rate is 0.6 spaces per 
100m2 GFA.  

3.3. Proposed Parking Supply  

To estimate the future demands, the surveyed rate has been applied to the extension 
(~1,500m2 GFA). This is considered a conservative assessment given that the number of 
staff on-site are reducing.  

The parking requirement and supply is summarised in Table 5. Note that the assessment is 
limited to the extension only.  

Table 5 Revised Estimated Parking Demands  

Land Use Yield (m2 GFA) Parking Rate Required  Proposed  

Warehouse 1,522 0.6 spaces per 100m2 GFA 10 spaces 27 spaces 

Total 10 spaces 27 spaces 

Application of the survey rate to the future extension results in an estimated parking 
demand of 10 spaces.  

Notably, applying the approved parking rate of 0.97 spaces per 100m2 GFA equates to a 
parking supply requirement of 17 spaces.  

The scheme proposes 27 spaces and therefore exceeds both the surveyed and approved 
parking supply requirements. As such, the proposed parking supply for the extension is 
considered suitable.  

Based on the assessment in this letter, it is recommended that Conditions be updated as 
follows: 

Parking on the site for a minimum 66 cars and for the loading and unloading of vehicles 
within the site (including 1 x PWD space).  

Note: this condition allows for the existing 39 spaces plus 27 proposed as part of this 
change application.   

Survey Day  Peak Demand Peak Time Spaces Remaining   

Thursday 36 spaces  10:15am 3 spaces  
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4. Car Parking Layout 

A review of the car parking layout has been undertaken. The review is limited to the new 
spaces located at the north-east corner of the site.  

As this is a change application, the assessment of the car parking layout has been 
undertaken against the approval.  

Table 6 Car Park Layout - Design Comparison   

Design Aspect Approved Provision Revised Provision Comments 

Parking Bay Dimension 5.4m long x 2.6m wide  5.4m long x 2.6m wide  No change 

Parking aisle width 5.8m (minimum) 6.5m (minimum) Complies with 
approval  

Parking envelope 
clearance  

All spaces 0.3m clear 
of walls  

All spaces 0.3m clear 
of walls  

No change 

Blind Aisle Extensions 1m aisle extension 1m aisle extension Complies with 
approval 

The design of the proposed parking area is in accordance with the approval. No changes 
are required to the approval conditions.  

5. Service Vehicle Arrangements  
Condition 12 (d) of A001610135 specifies that on-site manoeuvring be provided for an AV, 
RCV and MRV to each building.  

In the time since the approval, the operational demands of the site have varied with a B-
double now required to access the site. A swept path assessment (included in Attachment 
4) shows that a 25m B-double can manoeuvre through the site, as required.  

There is no change to the loading arrangements for Warehouse 2 and 3.  

The extension to Warehouse 1 will still allow for AV access to the building. A typical swept 
showing AV access is included in Attachment 4.  

It is recommended that the approval package be updated to reflect the 25m B-double 
access through the site.  
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6. Access Arrangements  
No changes are proposed to the approved access arrangements. There are several 
crossovers to the site. Vehicles accessing the proposed parking at the north-east corner 
of the site will likely enter and exit via northern 10m wide crossover to Ingram Road.  

The B-double enters the site via the 18m wide crossover to Landseer Street, continues 
through the site and exits via the southern 9m wide crossover to Ingram Road.  

No changes are required to the approval package.  

7. Traffic Impact Assessment  

The expected generation of the site is shown in Table 7. 

The generation rates are sourced from DTMR’s Road Planning and Design Manual (RPDM) 
for a warehouse use. The assessment considers the extension only.  

Table 7 Estimated Generation  

Land Use Yield Rate Estimated Generation 

Warehouse 1,522m2 GFA 0.5 trips per 100m2 GFA 8vph (in + out) 

Acceptable Solution A02 of the Road Hierarchy Overlay Code specifies that a detailed 
traffic impact assessment is required where a development meets any of the following 
criteria:  

▪ is classified as a major development (i.e. generates more than 25vph) 

▪ involves an access driveway to a major road 

▪ involves an access driveway within 100m of a signalised intersection. 

The proposed change is expected to result in an additional 8vph (in+out) during peaks. 
Access is to a minor road and not within 100m of a signalised access. As such, no additional 
assessment is required.  
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8. Conclusions 

The proposed development scheme generally aligns with the current approval and existing 
on-site operations.  

A parking demand survey has identified that the on-site demands are 0.6 spaces per 100m2 
GFA. Application of this rate to the proposal results in a parking supply requirement of 10 
spaces. The proposal provides 27 additional spaces on-site, and therefore exceeds the 
expected demands.  

The layout is generally consistent with the approved scheme.  

No changes are proposed to the site access or service vehicle arrangements. A 25m B-
double currently accesses the site. The proposal continues to allow for a B-double to 
continue through the site.  

Based on this assessment Benzie Engineering see no traffic engineering reason why the 
request for an other change application to amend the existing approval cannot be granted. 
If you have any queries in relation to the information provided in this letter, contact Jadyn 
Benzie.  

 

 

 
Jadyn Benzie  
Director | RPEQ 24616 
0438 761 267 
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Attachment 1 Proposed Plans  
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Attachment 2 Approved Plan  

  



REAL PROPERTY DESCRIPTION

186 INGRAM ROAD
ACACIA RIDGE, QLD 4110
LOT 952 ON SL 7799: FL 222169
TOTAL SITE AREA 20, 238m²

WAREHOUSE 1 3728m²

CARPARKING
TOTAL EXISTING CARPARKING SPACES 73

DEVELOPMENT SUMMARY

SITE COVER 6044m² (29.8%)
LANDSCAPED AREA 1668m² (8.2%)

BUILDING

OFFICE 279m²

TOTAL GFA 6146m²

TOTAL 4007m²

TOTAL 570m²

WAREHOUSE 2 570m²

OFFICE 580m²

TOTAL 1569m²

WAREHOUSE 3 989m²

EXISTING

SERVICE VEHICLE
ARTICULATED VEHICLE

STOREYS
MAXIMUN NUMBER OF STOREYS

SITE AREAS

SUMMARY OF AREAS

2

EXISTING
WAREHOUSE 1

3463m²

EXISTING
WAREHOUSE 2

570m²

EXISTING
WAREHOUSE 3

989m²

EXISTING
OFFICE

2 LEVELS
580m²

EXISTING
OFFICE

146m²

EXISTING
WAREHOUSE

265m²

35m²

AM
EN

IT
IE

S
98

m²

LANDSEER STREET

IN
G

R
A

M
 R

O
A

D

EXISTING
15.6m WIDE

CROSS-OVER

EXISTING
6m WIDE

CROSS-OVER

EXISTING
7m WIDE

CROSS-OVER

EXISTING
7m WIDE

CROSS-OVER

EXISTING FOOTPATHEXISTING FOOTPATH

EX
IS

TI
NG

 F
OO

TP
AT

H
EX

IS
TI

NG
 F

OO
TP

AT
H

CONCRETE
HARDSTAND

CONCRETE
HARDSTAND

CONCRETE
HARDSTAND

LANDSCAPE LANDSCAPE

LA
ND

SC
AP

E
LA

ND
SC

AP
E

LA
ND

SC
AP

E

LOT 952
SL 7799 FL 222169

RAILWAY LINE

LANDSCAPELANDSCAPE

LANDSCAPE
LANDSCAPE

11 EXISTING
CAR PARKING

SPACES

16 EXISTING
CAR PARKING

SPACES

9 EXISTING
CAR PARKING

SPACES

29 EXISTING CAR
PARKING
SPACES

178.982 m89° 58' 30"

10
7.

18
5 

m
0°

 0
0'

 0
0"

189.064 m269° 59' 30"

97
.1

70
 m

18
0°

 0
2'

 0
0"

5.208
m

165° 01' 00"
5.208 m

135° 01' 00"5.208 m

105° 00' 00"

PWD CAR SPACE

SERVICE
VEHICLE
PARKING

18000

40
00

40
00

40
00

BATTERED BANK

EXISTING ADJOINING
WAREHOUSE EX

TG
 O

FF
IC

E

4 EXISTING
CAR PARKING

SPACES

4 EXISTING
CAR PARKING

SPACES

Date:Drawn By:CLIENT

Do not scale from drawings, use figured
dimensions only. Confirm all dimensions
on site prior to commencing any fabrication,
work or setout. Any costs arising from
incorrect dimensioning is the responsibility
of the "Contractor" If LIFEBOX is not notified in writing
prior to construction. Verify location of existing services
before commencement of work.
All construction to be in accordance with the BCA
and relevant Australian Standards.
Full Structural Certification Required

GENERAL NOTES

Copyright LIFEBOX All rights reserved.
This work cannot be reproduced or copied

in any form or by any means in part or whole.
Without written permission of LIFEBOX.

PROJECT

LOCATION

DRAWING

SCALE

REVISIONDRAWING NO.JOB NO.

PO BOX 1092 Stafford City QLD 4053
Ph/Fax 07 3315 5611
www.lifeboxdesign.com.au
Licence Number 1121106
ABN 94 682 535 099

 1 : 500

186 INGRAM ROAD, ACACIA RIDGE Q 4110

SITE PLAN

PIP-14-01EXISTING WAREHOUSE DEVELOPMENT

PIPEMAKERS P/L 18.06.2014SS

DA-003

Revision Date Amendment
1 18.06.14 ISSUED FOR

APPROVAL
2 25.06.14 ISSUED FOR DANorth

186 INGRAM ROAD, ACACIA RIDGE
SITE PLAN

065665
DA Received Date - Variable

097693
Polygon

097693
Callout
Area where the schedule 2 use occurs

097693
Permission to enter neighbours Property

097693
Amended in Red

097693
Cross-Out

097693
Line

097693
Line

097693
Not Part of this Approval

097693
Callout
No building work forms part of this approval. Refer to A001610135 for conditions and plans relating to the buildings, car parking and on-site management.  

097693
Plans & Documents - Development Permit

097693
Line

097693
Line



 

Page | 10  
 

Attachment 3 Survey Data  
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Site No.: 1 Weather: Fine

Location: Parking Occupancy Existing Warehouse at 186 Ingram Road, Acacia Ridge
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Site No.: 1 Weather: Fine

Location: Parking Occupancy Existing Warehouse at 186 Ingram Road, Acacia Ridge
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Entry 2 Exit 4
OCCUPANCY

Entry 1

Hour ending -

Exit 1 ExitEntryEntry 4Exit 3Entry 3Exit 2

32

39 approx

Thursday, 20 August 2026

10:45 AM

TotalParking Occupancy at 186 Ingram Road

Hour ending - 9:30 AM

N

11:00 AM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 1 1 2 34 87%

11:15 AM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 2 2 0 2 2 0 0 0 0 2 2 1 2 3 33 85%

11:30 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 33 85%

11:45 AM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 32 82%

12:00 PM 1 0 1 1 0 1 0 0 0 0 0 0 0 0 0 0 1 1 0 1 1 0 0 0 1 1 2 1 1 2 32 82%
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Entry 2 Exit 4
OCCUPANCY

Entry 1

Hour ending -

Exit 1 ExitEntryEntry 4Exit 3Entry 3Exit 2

32

39 approx

Thursday, 20 August 2026

10:45 AM

TotalParking Occupancy at 186 Ingram Road

Hour ending - 9:30 AM

N

12:15 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 0 1 1 0 0 0 33 85%

12:30 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 1 1 0 0 0 1 1 2 0 1 1 34 87%

12:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 1 1 0 1 1 0 1 1 34 87%

1:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 0 1 1 0 0 0 35 90%

1:15 PM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 34 87%

1:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 1 1 33 85%

1:45 PM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 2 1 3 0 0 0 0 1 1 0 0 0 3 2 5 28 72%

2:00 PM 3 0 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 3 1 4 0 0 0 32 82%

2:15 PM 0 0 0 2 0 2 0 0 0 0 0 0 0 0 0 0 1 1 0 1 1 0 1 1 0 1 1 2 2 4 29 74%

2:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 29 74%

2:45 PM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 28 72%

3:00 PM 1 0 1 1 0 1 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 0 0 0 1 0 1 1 1 2 27 69%

3:15 PM 0 0 0 5 0 5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5 0 5 22 56%

3:30 PM 0 0 0 2 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 2 1 3 19 49%

3:45 PM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 18 46%

4:00 PM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 17 44%

4:15 PM 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 16 41%

4:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 16 41%

4:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 16 41%
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Location: Parking Occupancy Existing Warehouse at 186 Ingram Road, Acacia Ridge

Day/Date:

AM Peak:

PM Peak:

Number of vehicles parked at 6:00am =

Number of parking bays =

TIME

(1/4 hr end)
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Entry 2 Exit 4
OCCUPANCY

Entry 1

Hour ending -

Exit 1 ExitEntryEntry 4Exit 3Entry 3Exit 2

32

39 approx

Thursday, 20 August 2026

10:45 AM

TotalParking Occupancy at 186 Ingram Road

Hour ending - 9:30 AM

N

5:00 PM 1 0 1 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 1 0 1 16 41%

5:15 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 16 41%

5:30 PM 3 0 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3 0 3 0 0 0 19 49%

5:45 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 0 0 0 20 51%

6:00 PM 5 0 5 2 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5 0 5 2 0 2 23 59%
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Attachment 4 Swept Paths  
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