
From:                                 "Anne Zareh" <anne.zareh@braziermotti.com.au>
Sent:                                  Wed, 12 Aug 2026 15:19:45 +1000
To:                                      "Jayne Carter" <jayne.carter@townsville.qld.gov.au>
Cc:                                      "Dale Armbrust" <dale.armbrust@townsville.qld.gov.au>; "Development 
Assessment" <developmentassessment@townsville.qld.gov.au>
Subject:                             MCU26/0040 - Northshore Central - SARA IR response
Attachments:                   620.041996 L01-v1.0 Response to SARA IR Traffic Matters 20260810.pdf

Hi Jayne,
 
With reference to the above application, I wish to advise that the applicant has now lodged the 
information request response with SARA. A copy is attached for Council’s reference. 
 
I will provide the public notification commencement notice tomorrow. 
 
Kind regards 
Anne 
 
 

 

Anne Zareh
Associate/Senior Town Planner

P  07 4772 1144
M 0416 486 309
  
595 Flinders St
Townsville Q 4810
 
braziermotti.com.au 

 

The information transmitted is intended only for the person or entity to which it is addressed and may contain confidential and/or privileged 
material. Any review, retransmission, dissemination, or other use of, or taking of any action in reliance upon, this information by persons or 
entities other than the intended recipient is prohibited. If you received this in error, please contact the sender and delete the material from any 
device.
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10 August 2026 

SLR Ref No.: 620.041996 L01-v1.0 Response to SARA IR Traffic Matters 20260810.docx 

Attention: Anne Zareh 
Oreana Project Management Pty Ltd C/- Brazier Motti 
595 Flinders Street 
Townsville QLD 4810 

SLR Project No.: 620.041996.00005 

RE: North Shore Central 
SARA Information Request – Response to Traffic Matters 

1.0 Context 

Reference is made to the Information Request (IR) issued by the State Assessment and 
Referral Agency (SARA) on 14 July 2026 (SARA Reference: 2606-52913 SRA) (SARA IR) 
in relation to a Development Application (DA) for a Shopping Centre development (the 
development) at 13 Market Street, Burdell, within the ‘Town Centre’ of the North Shore 
master planned community (North Shore). A copy of the SARA IR is included in 
Attachment A.  

The traffic matters raised in the subject IR are reproduced in Section 2.0 below followed by 
a formal response to each matter.  

2.0 Item 1a – Consistency with Original Approvals and 
Potential Impact on State Transport Network 

“The Traffic Impact Assessment (TIA) prepared by SLR, dated 27 February 2026, ref 
620.041996.00002 and rev. 01, does not include a complete copy or comparison of the 
original approvals. As a result, SARA is unable to confirm whether the proposed 
development is consistent with the original approvals and will not adversely impact 
the state transport network. 

Further information is therefore required to demonstrate that the proposed 
development does not exceed the yields specified in the original plan of development 
and infrastructure agreement. 

If the proposed development exceeds the approved yields, the following key issues 
must be addressed. 

• Traffic distribution assumptions: The assumption that only 15% of external 
trips will approach from the south (via the Bruce Highway) is considered 
unrealistic and lacks detailed justification. Further clarification and justification 
of the external traffic distribution methodology is required. 

• Saturday peak period assessment: A Saturday peak period assessment given 
the use is a Shopping centre. 

• Impacts on the state transport network: An assessment of the impacts on the 
state transport network. Of particular concern is North Townsville Road 
(Woolcock Street) and the North Townsville Road/North Shore Boulevard 
intersection, which already experience capacity and safety issues. 

Response requested 
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Please provide the following: 

• Consistency with original approvals: 

o Provide a complete copy of the original approvals and verify that the 
proposed development is consistent with the original plan of development 
and infrastructure agreement, including allowable yields and conditions of 
approvals.  

o Demonstrate that the proposed development does not exceed the land use 
allocation or traffic thresholds established in the original approvals. 

Alternatively, if the proposed development is inconsistent with the original approvals, 
submit an amended TIA that: 

• Traffic distribution assumptions: 

o Provides detailed justification for the external traffic distribution 
assumptions, particularly the 15% trip distribution via the Bruce Highway 
(North Townsville Road). 

o Clarifies the methodology and data sources used to determine the external 
traffic distribution proportions. 

• Saturday peak period assessment: 

o Includes a Saturday peak analysis to account for the expected traffic 
generation during weekend peak periods 

• Impacts on the state transport network: 

o Includes a broader traffic impact assessment, including key intersections 
on the state transport network (e.g. North Townsville Road/North Shore 
Boulevard, Bruce Highway/Ingham Road intersection and all other relevant 
road upgrades as identified in the infrastructure agreement. 

o Provides a SIDRA analysis for the year of opening and a 10-year design 
horizon, including staging (if applicable). 

o Demonstrates how the proposed development avoids, minimises, or 
mitigates impacts on the state transport network, particularly at the North 
Townsville Road/North Shore Boulevard intersection, Bruce 
Highway/Ingham Road intersection and all other relevant road upgrades as 
identified in the infrastructure agreement. 

o Identifies any required mitigation measures or upgrades, including concept 
designs, swept paths, and land dedication (if applicable).” 

3.0 SLR Response 

To inform SARA’s assessment of the application, the following clarifications are provided: 

• A copy of the Council decision notice for the Preliminary Approval (Council 
references: R360; R361) dated 25 January 2008, including referral responses from 
the Department of Main Roads (now DTMR) dated 26 November 2007 (Referral 
Responses), is provided at Attachment B. 

• Conditions 2 and 3 of the Referral Responses required upgrading works at the 
intersections of Bruce Highway (now Woolcock Street/North Townsville Road) with 
Burdell Road (now North Shore Boulevard) and Shaw Road and also reference an 
Infrastructure Agreement (IA) between DTMR and the applicant, a copy of which is 
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provided at Attachment C. It is understood that the conditioned state-controlled 
intersection upgrades were completed in around 2009. 

• Of note, Schedule 4 (Road Transport Infrastructure Contributions) of the IA sets out 
the following: 

o The land uses and yields contemplated by the IA (Table 4.1),  

o The contributions payable by the Applicant to DTMR based on lots or floor area 
(Table 4.2); 

o The network improvements to be completed by DTMR (Table 4.3). 

• The following of relevance is reiterated from the Traffic Impact Assessment prepared 
by SLR dated 27 February 2026 (SLR TIA):  

o A total of 40,000sq.m GFA of retail or ‘shopping centre’ land uses (i.e. sum of 
‘Department Stores’, ‘Supermarkets’ and ‘Specialty Retail and Mini Majors’) is 
contemplated by the IA for the ‘commercial planning area’ (refer to Table 4.1 of 
the IA);  

o It is understood the existing Stockland North Shore development consists of 
approximately 5,815sq.m of shopping centre GFA;  

o Based on the proposed development yield (i.e. 17,954sq.m GFA) and the 
Stockland North Shore yield, the cumulative total of retail GFA (i.e. 23,769sq.m 
GFA) is well within that contemplated for the IA (i.e. the development is well 
within that previously contemplated by the traffic modelling which informed the 
IA); 

o The proposed development is consistent with the IA, and it will continue to pay 
contributions to DTMR for state-controlled road network upgrades in accordance 
with the IA. On this basis, no further consideration of the development’s traffic 
impacts on the state-controlled road network is warranted. 

• In the context of the above information, further assessment, including provision of an 
amended TIA, is not required. 

We trust that this now provides all of the information required for SARA to finalise their 
assessment of the DA. Should you have any queries in relation to this response, please do 
not hesitate to contact the undersigned.   

Yours sincerely 

 

Chris Lawlor 
Principal – Transport Advisory  
RPEQ No. 24052 

Attachments A SARA IR 

  B Preliminary Approval  

  C Infrastructure Agreement 
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Attachment A 

SARA IR 
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GE77-N

SARA reference: 2606-52913 SRA
Applicant reference: 25544-190-1
Council reference: MCU26/0040 

14 July 2026

ODG North Shore T1 Pty Ltd
c/- Brazier Motti 
Anne.Zareh@braziermotti.com.au

Attention: Ms Anne Zareh

Dear Ms Zareh

SARA information request – Material change of use for a 
Shopping centre at 13 Market Street, Burdell
(Notice issued under section 12 of the Development Assessment Rules)

The State Assessment and Referral Agency (SARA) has undertaken a preliminary review of the material 
provided in support of the above referenced application which was deemed properly referred on 
23 June 2026.

From this review, SARA has identified a range of matters relating to State code 6: Protection of state 
transport networks of the State Development Assessment Provisions.

1. Consistency with original approvals and potential impact on state transport network
The Traffic Impact Assessment (TIA) prepared by SLR, dated 27 February 2026, ref 620.041996.00002 
and rev. 01, does not include a complete copy or comparison of the original approvals. As a result, SARA 
is unable to confirm whether the proposed development is consistent with the original approvals and will 
not adversely impact the state transport network.

Further information is therefore required to demonstrate that the proposed development does not exceed 
the yields specified in the original plan of development and infrastructure agreement.

If the proposed development exceeds the approved yields, the following key issues must be addressed.
 Traffic distribution assumptions: The assumption that only 15% of external trips will approach from 

the south (via the Bruce Highway) is considered unrealistic and lacks detailed justification. Further 
clarification and justification of the external traffic distribution methodology is required.

 Saturday peak period assessment: A Saturday peak period assessment given the use is a 
Shopping centre.

 Impacts on the state transport network: An assessment of the impacts on the state transport 
network. Of particular concern is North Townsville Road (Woolcock Street) and the North Townsville 
Road/North Shore Boulevard intersection, which already experience capacity and safety issues.
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Response requested:  
Please provide the following:
 Consistency with original approvals:

o Provide a complete copy of the original approvals and verify that the proposed development is 
consistent with the original plan of development and infrastructure agreement, including allowable 
yields and conditions of approvals.

o Demonstrate that the proposed development does not exceed the land use allocation or traffic 
thresholds established in the original approvals.

Alternatively, if the proposed development is inconsistent with the original approvals, submit an amended 
TIA that:
 Traffic distribution assumptions:

o Provides detailed justification for the external traffic distribution assumptions, particularly the 15% 
trip distribution via the Bruce Highway (North Townsville Road).

o Clarifies the methodology and data sources used to determine the external traffic distribution 
proportions.

 Saturday peak period assessment:
o Includes a Saturday peak analysis to account for the expected traffic generation during weekend 

peak periods.
 Impacts on the state transport network:

o Includes a broader traffic impact assessment, including key intersections on the state transport 
network (e.g. North Townsville Road/North Shore Boulevard, Bruce Higway/Ingham Road 
intersection and all other relevant road upgrades as identified in the infrastructure agreement.

o Provides a SIDRA analysis for the year of opening and a 10-year design horizon, including 
staging (if applicable).

o Demonstrates how the proposed development avoids, minimises, or mitigates impacts on the 
state transport network, particularly at the North Townsville Road/North Shore Boulevard 
intersection, Bruce Higway/Ingham Road intersection and all other relevant road upgrades as 
identified in the infrastructure agreement.

o Identifies any required mitigation measures or upgrades, including concept designs, swept paths, 
and land dedication (if applicable).

How to Respond
In accordance with section 13 of the Development Assessment Rules (DA Rules), you have three months 
to respond to this Information Request. The due date of a response to SARA is 14 October 2026.

You can choose to respond to all, some, or none of the matters raised in this notice.  

If you decide not to respond to the matters raised, SARA will finalise its assessment on the material 
provided to date in support of the application. 

It would be appreciated if you would provide your response to SARA using the ‘manage documents’ 
function in MyDAS2.
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If you require further information or have any questions about the above, please contact Ms Amanda 
Hosken on (07) 5644 3216 or via email CairnsSARA@dsdilgp.qld.gov.au who will be pleased to assist.

Yours sincerely

Fletcher Smith
Principal Planning Officer, Planning Services (SEQ South)

cc City of Townsville Council, enquiries@townsville.qld.gov.au
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Attachment B 

Preliminary Approval
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Attachment C 

Infrastructure Agreement 
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