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   OUT25/4323 

The proponent is required to provide the Coordinator-General with a response to the information requested below.    
 
The requested additional information seeks to clarify inadequacies in the impacts of the proposed development. 
 
Responding comprehensively to this request is required to assist in streamlining the assessment process.  

No. Issue Information Requested 

Traffic impacts 

1 Traffic impact 
assessment 

The traffic impact assessment report prepared by Cardno in 2013 for a nine (9) Lot subdivision is not 
considered satisfactory for the proposed development. Notwithstanding the adopted traffic generation 
estimates and GFA estimation within the Cardno report, the proposed development must be assessed for 
impact of proposal on the surrounding transport infrastructure to identify any upgrades that may be 
required, more specifically, to Jurekey Street.  It is noted that upgrades to Jurekey Street that have been 
approved in a separate SDA approval (AP2024/017) have not yet been undertaken and it is unclear of 
the timing of these upgrades relative to when the current proposal will be undertaken. 
 
The proponent is requested to provide an updated traffic impact assessment in accordance with the 
requirements outlined in SC6.4.5.2 Traffic impact assessments (TIA) of the Townsville City Plan. This 
should include: 

• an analysis of the existing traffic operating conditions, traffic volumes and turning movements counts 
for peak periods for the sections of the network surrounding the development 

• an assessment of all intersections that have an increase in traffic volume of more than 5% over and 
above the existing traffic volume as a direct consequence of the development 

• demonstrate waste management provision for each lot including bin location and access to the bin 
locations by a service vehicle. 
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Easement 

2 Easement for 
sewer 

The proposed reconfiguration will require an easement over existing trunk gravity main that is located on 
the site. 
 
The proponent is requested to provide an updated plan of the proposed reconfiguration to include a 
3 metre wide easement over the existing 300mm trunk gravity main in accordance with section 4.2.5 of 
the CTM Code. 

Impacts on rail infrastructure 

3 Stormwater 
impacts on the 
railway corridor 

The proposed development will increase peak stormwater discharge from the site, however, the 
submitted Site-Based Stormwater Management Plan (SBSMP), prepared by Northern Consulting 
Engineers and dated 18/07/2025, Revision A has not included adequate information to demonstrate that 
sufficient mitigation measures can be installed to ensure the stormwater impacts of the proposed 
development will not adversely impact on the railway corridor. In particular: 

• the drawings in Attachment C (Redline Concept Mark-ups prepared by NCE) do not show any levels 
(internal or external), so it is unclear whether a free draining detention system is achievable, 
particularly given the flat grades within and external to the site and the absence of any external 
piped drainage.  

• it is not clear where water discharged from the site is conveyed. It appears that flows leaving the site 
from the proposed lawful point of discharge would overtop Jurekey Street before crossing the rail 
corridor at a culvert near the Racecourse Road Bridge.  

 
The proponent is requested to provide a revised Site Based Stormwater Management Plan that 
demonstrates compliance with PO12 – PO14 and PO16 of State Code 2: Development in a Railway, of 
the State Development Assessment Provisions. The updated report should address the above issues 
and show that the development can accommodate the stormwater detention required to mitigate peak 
development flows to pre-development levels. The report should also include: 

a) Site detail and contour survey - provide a site detail and contour survey, prepared by a registered 



Enclosure 1: Referral Entities Information Request 

Page 3 of 3   

   OUT25/4323 

surveyor, to verify the existing drainage characteristics of the site. All legal points of discharge for 
the development site should be identified. 

b) Detention design – provide a conceptual design for the proposed stormwater detention solution 
and supporting hydraulic/hydrological analysis and calculations to demonstrate that it will be 
adequately sized/have sufficient capacity for all relevant design events. This should include a 
layout/design plan, sections, cross sections, longitudinal sections (where relevant), elevations 
and outlet design with clear levels and volumes shown. 

c) Water quantity assessment - the peak discharge analysis should be updated to show the 
mitigated flows from the site for each legal point of discharge (including flow types). The design 
flood peak discharges should be shown for the mitigated case to demonstrate there is no 
worsening impact on the railway corridor.   

 



 

 
595 Flinders Street, Townsville Q 4810   P 07 4772 1144 E townsville@braziermotti.com.au W www.braziermotti.com.au 

29 November 2025 
                  
 

Coordinator General  
Department of State Development, Infrastructure,  
Local Government and Planning 
PO Box 15009 
CITY EAST QLD 4002 
 
Via email:  rachel.ritchie@coordinatorgeneral.qld.gov.au 
 
 
Dear Rachel,  

 
RESPONSE TO INFORMATION REQUEST (REFERRAL ENTITIES) – AP2024/013 
Development Permit for Reconfiguring a Lot – Boundary Realignment (8 Lots into 4 Lots) combined 
with Material Change of Use for Warehouses in the Townsville State Development Area (SDA) 

 
Brazier Motti acts on behalf of the applicant, Toprise Australia Pty Ltd, with respect to the 
abovementioned development application and refer to the request for additional information 
required by referral entities, issued by the Office of the Coordinator-General on 19 August 2025.  

The information herein with the following attachments represent the applicant’s full response to the 
RFI:  
 

Attachment A Development Plans (Rev E) prepared by Inside Out Architects   

Attachment B Proposal Plan 27594/086 I prepared by Brazier Motti  

Attachment C Statement of advice (Traffic) prepared by SLR Consulting   

Attachment D Response to Item 3 prepared by Northern Consulting Engineers   

Attachment E Site Based Stormwater Management Plan prepared by Northern Consulting 
Engineers 

 
Request Item 1 – Traffic Impact Assessment  
A meeting was held with representatives from Townsville City Council on 17 September 2025 to 
discuss traffic impact, which concluded:  

1. Council agrees that traffic generation from the proposed development is fairly similar to the 
one included in TIA from 2013; and 

2. In order to ensure that base traffic data has not changed substantially from the one used in 
2013 assessment, please provide a technical memo (as opposed to a new TIA) 
demonstrating this.    

 
As such, a technical memo (Statement of Advice) has been prepared by SLR Consulting which 
considers that the traffic impacts of the proposed five (5) industrial lots would not be any greater, or 
worse, than the traffic impacts of the one (1) previously approved industrial lot. For further 
information, refer to the Statement of Advice included in Attachment C.  
 
Furthermore, the development plans have been updated to identify the location of bin pads within 
the warehouses to demonstrate waste management provision for each lot. Access to these bin 
locations by a service vehicle has been previously demonstrated on the swept path analysis 
prepared by Brazier Motti.  
 
 

Our Ref: 27594-062-01 
Council Ref: AP2024/013 
QA: es 
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Request Item 2 – Easement for Sewer   
An updated plan of the proposed reconfiguration (27594/086I) is provided in Attachment B and 
includes a 3-metre-wide easement over the existing 300mm trunk gravity main in accordance with 
section 4.2.5 of the CTM Code. 
 
The easement documents will be submitted to the Office of the Coordinator General for approval at 
the time of lodgement of the Plan of Survey and registered in accordance with the Land Title Act 
1994. 

 

Request Item 3 – Stormwater Management    
Refer to the response prepared by Northern Consulting Engineers included in Attachment D and the 
Site Based Stormwater Management Plan included in Attachment E.  
 
Any drainage easement(s) will be provided to convey stormwater across other lands legally and in an 
environmentally responsible manner, to a legal point of discharge.  
 
The easement documents will be submitted to the Office of the Coordinator General for approval at 
the time of lodgement of the Plan of Survey and registered in accordance with the Land Title Act 
1994. 
 

>> End of Response to Information Request << 
 
We trust that the above response adequately provides the Office of the Coordinator General 
sufficient information to satisfactorily proceed with the assessment of the application. Brazier Motti 
would be please to expand on the information further with you, should you require.  
 

Yours faithfully, 

 

_________________ 
Emma Staines  
Town Planner 

Brazier Motti Pty Ltd  



 

 

 

Development Plans prepared by Inside Out Architects  

ATTACHMENT A 
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Statement of Advice 
Cluden, Jurekey Street – Industrial Development 
Response to Townsville City Council 

CLIENT: Toprise Australia Pty Ltd DATE:  9 October 2025 
SLR PROJECT No: 620.V12408.00001 REVISION: v0.1 

AUTHOR: Brett McClurg REVIEWER: Brett McClurg 

This memorandum has been prepared to address the traffic impacts anticipated by a 
proposed subdivision of one (1) previously approved industrial lot into five (5) industrial 
lots, for the purpose of developing warehouse buildings.  The assessment and response 
herein have been prepared to address particular concerns from Townsville City Council 
(TCC) that the traffic impacts of the proposed five (5) industrial lots might be significantly 
greater, or worse, than the traffic impacts of the one (1) previously approved industrial lot. 

The Subject Site is located on the north-east corner of Jurekey Street / Edit Street at 
Cluden (Townsville) and represents the approved Lot 6 (see Section 2.0). 

1.0 Development Proposal 
The current development proposal is to subdivide one (1) previously approved industrial lot 
into five (5) industrial lots, for the purpose of developing warehouse buildings.  The Subject 
Site is on the north-east corner of Jurekey Street / Edit Street at Cluden (Townsville) and 
represents the approved Lot 6 (see Section 2.0) with a land area of 7,699sqm. 

The proposed development is to create five (5) lots as follows, having a total land area of 
7,699sqm: 

• Lot 01, with an area of approximately 1,581sqm.  The proposed development would 
have vehicle access on Edith Street. 

• Lot 02, with an area of approximately 1,548sqm.  The proposed development would 
have vehicle access on Edith Street (shared with Lot 03). 

• Lot 03, with an area of approximately 1,404sqm.  The proposed development would 
have vehicle access on Edith Street (shared with Lot 02). 

• Lot 04, with an area of approximately 1,579sqm.  The proposed development would 
have vehicle access on Edith Street. 

• Lot 15, with an area of approximately 1,587sqm.  The proposed development would 
have vehicle access on Jurekey Street. 
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Plans of the proposed development are as follows, included at Appendix A: 

• Plan No: A100 (Rev D, 26 May 2025) and A101 (Rev C, 26 March 2025) prepared by 
Insideout Architects. 

• Plan No: 27594/086 I (9 October 2025) prepared by Brazier Motti. 

2.0 Approved Development 
The previously approved development includes Reconfiguring a Lot over land at 38011 
Bruce Highway, Cluden where a much larger land parcel was proposed which includes the 
Subject Site.  A copy of that approval (dated 22 April 2015, TCC application number 
RC14/0158) is included at Appendix B (including the approved layout plans).  

The Subject Site represents the Lot 6 (land area of 7,699 sqm) as shown on Plan No: 
27594/054 D (19 Feb 2015) prepared by Brazier Mott (see the approved layout plans at the 
end of Appendix B).  

It is recognised that no development (construction) has occurred on Lot 6, and the only 
development (construction) on the land is on Lots 1 and 2 (petrol station with truck 
parking). 

3.0 Previous Traffic Assessment 
As part of the previously approved development a traffic assessment was undertaken and 
documented in the Technical Memorandum “Cluden Industrial Road and Access Strategy” 
dated 15 August 2013, by Cardno.  This is included at Appendix C.  That assessment 
specifically addressed the intersection form at Jurekey Street / Edith Street. 

3.1 Development Traffic 

The Cardno traffic assessment adopts traffic generation estimates for the entire site (with 
the exception of the Service Station) as follows: 

• Generation rate of 0.7vph per 100sqm GFA of Light/Medium/Road Industry. 

• GFA is estimated as 50% of site area. 

The current proposal / application is to simply convert: 

• The approved Lot 6 = 7,699 sqm (ie. GFA = 50% x 7,699 = 3,849.5 sqm GFA). 

• to 

• 5 lots, being 472 + 472 + 472 + 472 + 475 = 2,363 sqm GFA. 

The proposed new building GFA is approximately 39% less than the GFA assumed in the 
Cardno assessment.  Therefore, the development traffic generation of the proposed 
development will be less than that used in the Cardno traffic report (15 August 2013) for 
the current approved development. 

3.2 Background Traffic Counts 

The Cardno traffic assessment used background traffic (excluding the subject 
development) on Jurekey Street as follows: 

• Traffic counts on from 9 July 2013 (ie. approximately 800vpd two way daily traffic). 

• Forecast traffic volumes at 2024 using a 5% growth rate per annum, excluding the 
subject development (ie. approximately 1,020vpd two way daily traffic). 
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Subsequent to the Cardno assessment, traffic counts were also undertaken in 2017, 2018 
and 2022.  A comparison of traffic counts (two way daily) on Jurekey Street (north and 
south of Edith Street) is as follows: 

• 2013 (prior to the service station or industrial development): 

• 795vpd (north of Edith Street). 

• 795vpd (south of Edith Street). 

• 2017 (after the service station opened): 

• 810vpd (north of Edith Street). 

• 840vpd (south of Edith Street). 

• 2018 (after the service station opened, plus QR increased operations, plus RoadTek 
driveway added to Edith Street): 

• 965vpd (north of Edith Street). 

• 825vpd (south of Edith Street). 

• 2022 (after the service station opened, plus QR increased operations, plus RoadTek 
driveway added to Edith Street): 

• 1,185vpd (north of Edith Street). 

• 910vpd (south of Edith Street). 

For the above, all traffic counts and traffic forecasts are for the AM Peak Hour and the PM 
Peak hour, but for simplicity of comparison these are converted to a daily traffic volume 
using the equation DAILY = (AM + PM) / 2 x 10, which is based on the peak hour traffic 
being 10% of daily (this is a typical average statistic). 

Based on the comparison of the above traffic counts, the following conclusions can be 
drawn: 

• The opening of the service station (and the construction of Edith Street) has added 
about 15vpd to Jurekey Street (north of Edith Street) – ie. a very minimal increase 
(less than 2%). 

• A year after opening the service station (and the construction of Edith Street), plus 
the QR increased operations, plus the RoadTek driveway, about 155vpd has been 
added to Jurekey Street (north of Edith Street) – ie. a small increase (less than 
20%).  This increase in traffic has resulted from increased patronage to the service 
station and/or the increased QR operations. 

• The opening of the service station (and the construction of Edith Street) has added 
about 45vpd to Jurekey Street (south of Edith Street) – ie. a minimal increase (less 
than 6%). 

• A year after opening the service station (and the construction of Edith Street), plus 
the QR increased operations, plus the RoadTek driveway, the volume on Jurekey 
Street (south of Edith Street) has decreased by about 15vpd.  This volume is about 
the equivalent of what is being generated by RoadTek via the new driveway onto 
Edith Street. 

From the above comparison of traffic counts, it is concluded that linear traffic growth on 
Jurekey Street between 2013 and 2022 (including some development traffic) has been 
approximately 5.5% per annum north of Edith Street, and 1.6% per annum south of Edith 
Street.   
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The Cardno traffic assessment adopted a linear traffic growth of 5.0% per annum 
(excluding development traffic) on Jurekey Steet and subsequently added development 
traffic.  Therefore, the Cardno assessment was far more conservative (higher traffic 
volumes) than what has actually occurred. 

3.3 Background Traffic with Development 

Note that when the subject development and other adjacent development (RoadTek and 
Aurizon) was considered, the total traffic volumes on Jurekey Street used in the Cardno 
traffic assessment  were as follows: 

• Forecast traffic volumes at 2014 using a 5% growth rate per annum, plus 
development: 

• 3,780vpd (north of Edith Street). 

• 1,085vpd (south of Edith Street). 

• Forecast traffic volumes at 2024 using a 5% growth rate per annum, plus 
development: 

• 4,665vpd (north of Edith Street). 

• 1,480vpd (south of Edith Street). 

For the above, all traffic counts and traffic forecasts are for the AM Peak Hour and the PM 
Peak hour, but for simplicity of comparison these are converted to a daily traffic volume 
using the equation DAILY = (AM + PM) / 2 x 10, which is based on the peak hour traffic 
being 10% of daily (this is a typical average statistic). 

From the above comparison of the Cardno traffic volume estimates (including 
development), it is concluded that linear traffic growth on Jurekey Street between 2013 
counts and 2024 estimates (including development traffic estimates) reflects 
approximately 44% per annum north of Edith Street, and 8% per annum south of Edith 
Street.   

Therefore, the above further confirms that the Cardno assessment was far more 
conservative (higher traffic volumes) than what has actually occurred. 

4.0 TCC Traffic Model Volumes 
Townsville City Council (TCC) has provided access to the traffic model forecasts from their 
traffic model, Townsville Aimsun Integrated Model (TAIM).  This information reports traffic 
volumes (two way daily) on Jurekey Street (north and south of Edith Street) as follows: 

• 2025 calibrated traffic on Jurekey Street: 

• 1,273vpd (north of Edith Street). 

• 1,305vpd (south of Edith Street). 

• 2026 forecast traffic on Jurekey Street: 

• 1,270vpd (north of Edith Street). 

• 1,303vpd (south of Edith Street). 

• 2031 forecast traffic on Jurekey Street: 

• 1,260vpd (north of Edith Street). 

• 1,294vpd (south of Edith Street). 
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• 2036 forecast traffic on Jurekey Street: 

• 1,407vpd (north of Edith Street). 

• 1,450vpd (south of Edith Street). 

• 2041 forecast traffic on Jurekey Street: 

• 1,406vpd (north of Edith Street). 

• 1,452vpd (south of Edith Street). 

• 2046 forecast traffic on Jurekey Street: 

• 1,534vpd (north of Edith Street). 

• 1,587vpd (south of Edith Street). 

From the above comparison of the TCC traffic model forecasts (ignoring 2025 and 2026 
volumes because they are higher than the following year of 2031), it is concluded that 
linear traffic growth on Jurekey Street between 2031 and 2046 reflects approximately 1.4% 
per annum north of Edith Street, and 1.5% per annum south of Edith Street.   

The Cardno traffic assessment adopted a linear traffic growth of 5.0% per annum 
(excluding development traffic) on Jurekey Steet and subsequently added development 
traffic.  Therefore, the Cardno assessment was far more conservative (higher 2024 traffic 
volumes on Jurekey Street of 4,665vpd (north of Edith Street) and 1,480vpd (south of 
Edith Street)) than what is projected by the TCC 2026 traffic model (1,270vpd (north of 
Edith Street) and 1,303vpd (south of Edith Street)).  

5.0 Conclusion 
Following the consideration herein, the following is concluded: 

• The proposed new building GFA is approximately 39% less than the GFA assumed in 
the Cardno assessment.   

• Therefore, the Cardno assessment was far more conservative (higher traffic 
volumes) than the currently proposed development. 

• Linear traffic growth of traffic counts on Jurekey Street between 2013 and 2022 
(including some development traffic) has been approximately 5.5% per annum 
north of Edith Street, and 1.6% per annum south of Edith Street. 

• The Cardno traffic assessment adopted a linear traffic growth of 5.0% per annum 
(excluding development traffic) on Jurekey Steet and subsequently added 
development traffic. 

• The background traffic conditions on the adjacent road network (Jurekey Street 
and Edith Street) have not changed to any degree of significance since the 2013 
traffic assessment. 

• The Cardno traffic volume estimates (including development) on Jurekey Street 
between 2013 counts and 2024 reflect approximately 44% per annum north of 
Edith Street, and 8% per annum south of Edith Street. 

• Therefore, the Cardno assessment was far more conservative (higher traffic 
volumes) than what has actually occurred. 

• The TCC traffic model forecasts on Jurekey Street between 2031 and 2046 reflect 
approximately 1.4% per annum north of Edith Street, and 1.5% per annum south of 
Edith Street. 
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• The TCC 2026 traffic model forecasts on Jurekey Street are 1,270vpd (north of 
Edith Street) and 1,303vpd (south of Edith Street). 

• The Cardno assessment traffic forecasts on Jurekey Street were 4,665vpd (north of 
Edith Street) and 1,480vpd (south of Edith Street).  

• The Cardno assessment was far more conservative (higher traffic volumes) than 
what is projected by the TCC traffic model. 

Given the above, it is considered that the traffic impacts of the proposed five (5) industrial 
lots would not be any greater, or worse, than the traffic impacts of the one (1) previously 
approved industrial lot.  Consequently, there is no need to undertake a further updated 
traffic impact assessment for the proposed subdivision. 

6.0 Certification 
This statement of advice has been prepared under the direction of a Registered 
Professional Engineer of Queensland (RPEQ) and Senior Road Safety Auditor (as accredited 
by DTMR) who is experienced in traffic engineering and road safety.  This memorandum is 
endorsed by that RPEQ accordingly. 

 

Brett McClurg - RPEQ No: 7628 

Technical Director - Transport Advisory 

 

 

 
 

Basis of Statement of Advice 
This report has been prepared with all reasonable skill, care and diligence, and taking account of the timescale and 
resources allocated to it by agreement with the Client. Information reported herein is based on the interpretation of data 
collected, which has been accepted in good faith as being accurate and valid. This report is for the exclusive use of the 
Client. No warranties or guarantees are expressed or should be inferred by any third parties. This report may not be relied 
upon by other parties without written consent from SLR. SLR disclaims any responsibility to the Client and others in 
respect of any matters outside the agreed scope of the work. 
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Technical Memorandum 

 

Executive Summary 

Cardno has been commissioned by Toprise Australia Pty Ltd to assess the road and access 
arrangements for a proposed development site located to the south of the Bruce Highway and east of 
Jurekey Street in Cluden.  

The assessment has been commissioned in response to requests from Townsville Regional Council 
regarding the recommended intersection form at the proposed Jurekey Street/Edith Street intersection 
(site access) and the general form required for Jurekey Street between Edith Street and the Bruce 
Highway. 

The assessment has considered the likely traffic generation of the proposed development, which consists 
of a mix of Industrial and Transport related uses along with a proposed service station site.  Access to the 
site is proposed via a left in/left out to the proposed Bruce Highway off ramp, as well as a new 
intersection on Jurekey Street (Edith Street).  

The proposed development has the potential to generate around 733vpd and 633vph in the AM and PM 
peak hours respectively, at 2024.  With the proposed access arrangements, it is likely that traffic volumes 
on Jurekey Street (between Edith Street and the Bruce Highway) will increase by 400vph and 300vph in 
the AM and PM peak hours respectively.  Applying a 10% peak to daily ratio, this results in around 
3,500vpd being added to the existing daily volume of around 800vpd.   

The Jurekey Street road pavement is currently around 7.5m in width, within an approximate 29m reserve.  
Council’s typical road cross sections identify a Commercial/Industrial Collector Street with a pavement 
width of 14m within a 25m reserve.  Given there is no fronting development on the western side of 
Jurekey Street (due to the rail line) it could be reasonable for the proposed road pavement to be reduced 
to 12m as parking is unlikely to be required on that side.  This is considered to be a suitable cross section 
for Jurekey Street in its ultimate form servicing existing development and this proposed development.   

An unsignalised T intersection is recommended for the control of the Jurekey Street/Edith Street 
intersection, as shown schematically on Figure 1 herein.     
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Introduction 

Cardno has been commissioned by Toprise Australia Pty Ltd to assess the road and access 
arrangements for a proposed development site located to the south of Bruce Highway and east of 
Jurekey Street in Cluden.  

The site is located in the Transport and Support Services Precinct within the Townsville State 
Development Area (TSDA).   

The site layout used as a basis for this assessment is shown on Drawing Number 9407/09-SK20 included 
at Appendix A.  

This Traffic Assessment considers the access intersection form required at the proposed Jurekey 
Street/Edith Street intersection and the general form required for Jurekey Street between Edith Street and 
the Bruce Highway. 

Development Details 

The development proposes subdivision of five lots for the purpose of land uses consistent with the TSDA 
guidelines. One of the lots is set aside for a service station and the remaining four will likely have light, 
medium or road industrial classifications. The site area and estimated yield (GFA) of the sites (for use in 
traffic generation calculations) are summarised in Table 1. 

Table 1 Site Land Use and Yield 

Area Land Use Size (ha) Adopted Plot Ratio Adopted GFA (sq.m) 

Lot 1 Light/Medium/Road Industry 7.15 0.5 35,750 

Lot 2 Service Station 1.00 

 

- 

Lot 3 Light/Medium/Road Industry 3.37 0.5 16,850 

Lot 4 Light/Medium/Road Industry 0.52 0.5 2,600 

Lot 5 Light/Medium/Road Industry 0.77 0.5 3,850 

TOTAL   12.81 

 

59,050 

Lot 6 has been set aside for a potential future road reserve. 

The Transport Assessment Guideline (Queensland Transport), Preconstruction Processes Manual 
(Department of Main Roads) and Guide to Traffic Generating Development (Roads and Traffic Authority) 
have been consulted to identify representative traffic generation rates associated with this type of 
development. The adopted traffic generation rates represents a mix of light, medium and road industry 
land uses and the resulting traffic volumes (vehicles per hour, vph) are outlined in Table 2.   

Table 2 Traffic Generation  

Area Land Use Adopted GFA (sq.m) Generation Rate Traffic Volume (vph) 

Lot 1 Light/Medium/Road Industry 35,750 0.7vph/100sq.m GFA 250 

Lot 2 Service Station N/A 10% of Bruce Highway westbound traffic 

Lot 3 Light/Medium/Road Industry 16,850 0.7vph/100sq.m GFA 118 

Lot 4 Light/Medium/Road Industry 2,600 0.7vph/100sq.m GFA 18 

Lot 5 Light/Medium/Road Industry 3,850 0.7vph/100sq.m GFA 27 

TOTAL  59,050  413 

The service station traffic generation is based on the expected draw from passing westbound traffic on 
the Bruce Highway. Based on experience with similar developments it is anticipated that the service 
station would draw approximately 10% of traffic from passing westbound traffic on the Bruce Highway. 
Future year traffic volumes on the Bruce Highway have been extracted from traffic forecasts for the area 
obtained from the “Report for the Bruce Highway Southern Access Corridor Vantassel Street to Cluden 
Traffic Analysis Report” produced by GHD in October 2010. Table 3 summarises the estimated service 
station traffic generation at a 2014 and a 2024 future year.  
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Table 3 Service Station Traffic Generation 

Year Bruce Highway Volumes Service Station 

AM Peak (vph) PM Peak (vph) AM Peak (vph) PM Peak (vph) 

2014 781 591 156 (78in/78out) 118 (59in/59out) 

2024 1,599 1,101 320 (160in/160out) 220 (110in/110out) 

Surrounding Road Network  

Bruce Highway 

The Bruce Highway upgrade, Vantassel Street to Cluden section, forms part of the ultimate development 
of the Townsville Southern Access Corridor. The project includes duplication of the Bruce Highway to four 
lanes and improved connection to support the TSDA. As part of the upgrade, the Abbott Street and 
Jurekey Street intersections with the Bruce Highway are to be realigned with a grade separated 
connection between these two links.  

A service road is proposed as part of the on and off ramp along the northern boundary of the site. Current 
planning allows left in/left out access to Edith Street from the Bruce Highway west bound off ramp.  

Jurekey Street 

Jurekey Street will connect to Abbott Street and the Bruce Highway via a T-intersection with the Bruce 
Highway service road. Jurekey Street would connect as the minor approach with priority on the Bruce 
Highway ramps/service road.  

Jurekey Street has an existing sealed pavement of approximately 7.5m. The link has a rural configuration 
without kerb and channel. It is understood that the Department of Transport and Main Roads (TMR) will 
upgrade the Jurekey Street/Bruce Highway intersection as part of the Bruce Highway upgrade.  

Site Access 

It is proposed to gain access to the proposed development site from the planned Bruce Highway off ramp 
to Abbott Street which would connect through the site to Jurekey Street. The new road, herein referred to 
as Edith Street, would be located on the south western boundary of the site and provide direct access for 
the site and the adjacent RoadTek development. The following sections discuss key elements of the 
surrounding road network. 

Access from the Bruce Highway east is provided via the left in/left out intersection with Edith Street. 
Access from all other areas will be provided from Jurekey Street. Access to all other areas can either be 
undertaken via the Bruce Highway/Edith Street intersection, the Jurekey Street/Edith Street intersection 
or the Jurekey Street/potential access intersection depending on the location of each site. For the 
purposes of the intersection analysis it is assumed that all access to Jurekey Street from the proposed 
development is via Edith Street. 

It is understood that B Double access will be permissible at the Jurekey Street/Bruce Highway 
intersection but that restrictions will apply to road trains. Road train access will therefore be limited to the 
Edith Street/Bruce Highway intersection only. This reflects the existing heavy vehicle routes defined by 
TMR in the area. 
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Traffic Distribution  

Traffic volumes associated with the industrial components of the development have been distributed to 
external destinations as follows: 

> Bruce Highway East (in the direction of Ayr)   30% 

> Bruce Highway West (in the direction of the University)  30% 

> Jurekey Street South      5% 

> Abbot Street North      35%. 

Traffic is predominantly inbound in the morning (80%IN/20%OUT) and outbound in the afternoon 
(20%IN/80%OUT).  

The service station is expected to have a more directional distribution with westbound traffic on the Bruce 
Highway generating the majority of inbound movements. A small proportion of inbound traffic is expected 
from Jurekey Street. Traffic associated with the service station has been distributed as follows: 

> Bruce Highway East      95%IN/0%OUT 

> Bruce Highway West      0%IN/85%OUT 

> Jurekey Street South      5%IN/5%OUT 

> Abbot Street North      0%IN/10%OUT. 

Traffic associated with the service station is expected to have a shorter duration of stay and a 
50%IN/50%OUT directional split in both the AM and PM peak.  

Traffic Volumes 

The Jurekey Street/Edith Street intersection has been assessed using SIDRA Intersection software to 
identify the required configuration with the development.  

The assessment considers a 2014 year of opening and a 2024 ten year design horizon scenario. 
Background traffic volumes and heavy vehicle percentages have been identified from a recent traffic 
count undertaken by Austraffic on 9 July 2013 on Jurekey Street north of RoadTek. Traffic from RoadTek 
has been removed and assessed separately. A linear 5% growth has been applied to the existing traffic 
count volumes to identify the future year traffic volumes on Jurekey Street. The development is expected 
to generate a relatively high proportion of heavy vehicles. For the purpose of this Traffic Assessment 
development traffic is expected to have a heavy vehicle composition of 15%. 

It is proposed to provide a new access to RoadTek from Edith Street. Traffic volumes from this site have 
been based on the traffic count volumes. It has been assumed that 40% of the existing traffic will continue 
to use the existing access and that the remaining traffic will access via Edith Street.   

The resulting traffic volumes are plotted at Appendix B. 
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Intersection Assessment 

SIDRA analysis has been undertaken for an unsignalised T intersection as shown on Figure 1.   

Figure 1 SIDRA Layout 

 

This intersection type has a maximum Degree of Saturation of 0.80. Given that the site has a higher than 
typical composition of large vehicles the heavy vehicle queue space has been increased from the default 
distance of 13m to 20m (see Appendix B for further detail). The SIDRA results are summarised in Table 
4. 

Table 4 SIDRA Results 

Scenario 

Weekday AM Peak Weekday PM Peak 

DOS Delay (sec) 
95

th
%le 

Queue (m) 
DOS Delay (sec) 

95
th

%le 
Queue (m) 

2014 Design Horizon 0.16 8 5 0.30 7 12 

2024 Design Horizon 0.28 8 10 0.38 8 17 

The SIDRA analysis in Table 4 shows that the proposed priority intersection can operate satisfactory for 
the proposed development at opening and at the ten year design horizon. This is based on an 
assumption of 5% traffic growth per annum on Jurekey Street.  
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Road Network Requirements 

Jurekey Street 

The development will generate some 300-400vph on Jurekey Street in the section between Edith Street 
and the Bruce Highway. Applying a 10% peak to daily ratio, this results in around 3,500vpd being added 
to the existing daily volume of around 800vpd.   

The Jurekey Street road pavement is currently around 7.5m in width, within an approximate 29m reserve.  
Council’s typical road cross sections identify a Commercial/Industrial Collector Street with a pavement 
width of 14m within a 25m reserve.  This is considered to be a suitable cross section for Jurekey Street in 
its ultimate form servicing existing development, this proposed development, and  Given there is no 
fronting development on the western side of Jurekey Street (due to the rail line) it could be reasonable for 
the proposed road pavement to be reduced to 12m as parking is unlikely to be required on that side.   

The existing pavement width does not meet Council’s recommended cross sections.  This is an existing 
deficiency.     

Edith Street 

Based on the function of Edith Street, it is expected that the new link will need to be designed to an 
industrial cross section standard. The development will contribute a traffic volume of approximately 130-
250vph at the northern end of the link. Approximately 300 - 400vph is anticipated to be carried at the 
western end of Edith Street.     

Swept path analysis showing the turn path of a Type 2 Road Train from each potential access point has 
been included at Appendix D.  This has been prepared to assist in discussions with Council regarding the 
form of the internal road cross sections. 

Jurekey Street/Edith Street Intersection 

The intersection analysis suggests that a unsignalised T intersection will be adequate at the Jurekey 
Street/Edith Street intersection. The intersection layout will need to accommodate the turn paths of B 
Double vehicles.  
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Townsville Cluden Street

Development Details

Area Land Use Size (ha) Plot Ratio GFA (sq.m)

Lot 1 Light/Medium/Road Industry 7.15 0.5 35,750

Lot 2 Service Station 1.00 -

Lot 3 Light/Medium/Road Industry 3.37 0.5 16,850

Lot 4 Light/Medium/Road Industry 0.52 0.5 2,600

Lot 5 Light/Medium/Road Industry 0.77 0.5 3,850

TOTAL 12.81 59,050

*The GFA of the service station is estimated based on similar development

Traffic Generation

Area Land Use GFA (sq.m) Generation Rate Traffic Volume (vph)

Lot 1 Light/Medium/Road Industry 35,750 0.7vph/100sq.m GFA 250

Lot 2 Service Station N/A 10% of Bruce Highway

Lot 3 Light/Medium/Road Industry 16,850 0.7vph/100sq.m GFA 118

Lot 4 Light/Medium/Road Industry 2,600 0.7vph/100sq.m GFA 18

Lot 5 Light/Medium/Road Industry 3,850 0.7vph/100sq.m GFA 27

TOTAL 59,050 413

Service Station Traffic Generation at Assessment Years

Year AM Peak PM Peak

2014 156 118

2024 320 220

IN/OUT Distribution

IN OUT IN OUT

AM Peak 80% 20% 50% 50%

PM Peak 20% 80% 50% 50%

Vehicle Composition

Vehicle Type Length (m) %

SMR 8.8 20%

HRV 12.5 20%

Semi Trailer 19.0 20%

Long Semi Trailer 25.0 20%

B Double 25.0 20%

Average HV 18.1

Adopted HV Length 18.0

Adopted HV Storage Length 20.0

Traffic Generation - Lot 1

Period IN OUT TOTAL

AM Peak 200 50 250

PM Peak 50 200 250

Traffic Generation - Lot 2 (2014)

Period IN OUT TOTAL

AM Peak 78 78 156

PM Peak 59 59 118

Traffic Generation - Lot 2 (2024)

Period IN OUT TOTAL

AM Peak 160 160 320

PM Peak 110 110 220

Traffic Generation - Lot 3

Period IN OUT TOTAL

AM Peak 94 24 118

PM Peak 24 94 118

Traffic Generation - Lot 4

Period IN OUT TOTAL

AM Peak 15 4 18

PM Peak 4 15 18

Traffic Generation - Lot 5

Period IN OUT TOTAL

AM Peak 22 5 27

PM Peak 5 22 27

Traffic Generation - TOTAL

Period IN OUT TOTAL

AM Peak 409 161 570

PM Peak 142 390 532

Light/Medium/Road Industry Service Station

Peak

G:\493968 - Cluden Industrial Subdivision\Analysis\Traffic Volumes.xlsxToprise Development Traffic



Townsville Cluden Street

Development Layout

Abbott Street

Bruce Highway

Edith Street

Jurekey Street

Area 1 
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Station

Area 3 
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Area 5 
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AreA

Area 4 
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G:\493968 - Cluden Industrial Subdivision\Analysis\Traffic Volumes.xlsxDevelopment Layout



Townsville Cluden Street

Peak Hour Traffic Volumes Lot 1

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 200 50 250

PM Peak 50 200 250 Abbott Street

(18)

70

T L

T R R

18 15 L 60 (15)

(70) (60)

Bruce Highway

(33)
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T L

T R R 33 (130) L T
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(60) (130)
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Jurekey Street Edith Street
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130

T L

T R R 15 (60)

10 L 3 (10)

(3)

Jurekey Street

158 (105)

35%

30% 30%

5%
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Townsville Cluden Street

Peak Hour Traffic Volumes Lot 2

10% OUT Legend

Traffic Generation (2014) 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 78 78 156

PM Peak 59 59 118 Abbott Street

T L

T R R

8 L

(6)

85% OUT Bruce Highway 95% IN

T L

T R R 8 (6) L T

66 L L 74 (56)
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Jurekey Street Edith Street

66 74

(50) (56)
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T L
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5% OUT 74 (56)
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Townsville Cluden Street

Peak Hour Traffic Volumes Lot 2

10% OUT Legend

Traffic Generation (2024) 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 160 160 320

PM Peak 110 110 220 Abbott Street

T L

T R R

16 L
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Townsville Cluden Street

Peak Hour Traffic Volumes Lot 3

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 94 24 118

PM Peak 24 94 118 Abbott Street
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Townsville Cluden Street

Peak Hour Traffic Volumes Lot 4

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 15 4 18

PM Peak 4 15 18 Abbott Street
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Townsville Cluden Street

Peak Hour Traffic Volumes Lot 5

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 22 5 27

PM Peak 5 22 27 Abbott Street
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Townsville Cluden Street

Development Total Peak Hour Traffic Volumes (2014)

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 409 161 570

PM Peak 142 390 532 Abbott Street

(29)
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(122) (99)

Bruce Highway

(54)
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Townsville Cluden Street

Development Total Peak Hour Traffic Volumes (2024)

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak

AM Peak 491 243 733

PM Peak 193 441 634 Abbott Street
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Townsville Cluden Street

2013 Traffic Count

Legend
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Townsville Cluden Street

2014 Background Volume (wo RoadTek)

Linear Growth 5% Legend

10 AM Peak

(10) PM Peak
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Townsville Cluden Street

2024 Background Volume (wo RoadTek)

Linear Growth 5% Legend

10 AM Peak
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Townsville Cluden Street

Road Tek (Existing Access)

Legend

Traffic Generation 10 AM Peak

Period IN OUT TOTAL (10) PM Peak
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Townsville Cluden Street

Road Tek (New Access)

Legend
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Townsville Cluden Street

Assessment Volumes

Legend
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Response to Item 3 prepared by Northern Consulting Engineers   

ATTACHMENT D 



Phone: 07 4725 5550 
Fax: 07 4725 5850 

 Email: engineers@nceng.com.au 
Web: www.nceng.com.au 

50 Punari Street Currajong Qld 4812 

 

 

Milton Messer & Associates Pty Ltd ACN 100 817 356 ABN 34 100 817 356 
Directors: Andrew Wallace BE MIEAust CPEng NPER RPEQ 

Derek Saw BE MIEAust CPEng NPER RPEQ 
Karen Messer BE MIEAust RPEQ 

Timothy Messer BE MIEAust CPEng NPER RPEQ 

 
Our Ref: MJ2674/01:BB 

SARA Ref: OUT25/4323 

 
Friday, November 28, 2025 
 
Office of the Coordinator General 
1 William Street 
PO Box 15517 
BRISBANE QLD 4000 
 
Attention: Delegate of the Coordinator General 
 
 
To whom it may concern, 

RE:  MATERIAL CHANGE OF USE FOR WAREHOUSES IN TOWNSVILLE STAGE DEVELOPMENT 
AREA (SDA), EDITH STREET – RESPONSE TO INFORMATION REQUEST IN RELATION TO 
MATERIAL CHANGE OF USE 

 

An Information Request (OUT25/4323) has been received in relation to the Material Change of Use for 
warehouses application for the above-mentioned project, dated 19 August 2025. 

In accordance with the Development Assessment Rules under the Planning Act 2016 and on behalf of our 
client, we provide all information requested to Item 3 noted within the above-mentioned Information Request, 
as follows: 

Request Item 3 – Impacts on Rail Infrastructure 
 
Issue:  
The proposed development will increase peak stormwater discharge from the site, however, the 
submitted Site-Based Stormwater Management Plan (SBSMP), prepared by Northern Consulting 
Engineers and dated 18/07/2025, Revision A has not included adequate information to demonstrate 
that sufficient mitigation measures can be installed to ensure the stormwater impacts of the proposed  
development will not adversely impact on the railway corridor. In particular:  

• the drawings in Attachment C (Redline Concept Mark-ups prepared by NCE) do not show any 
levels (internal or external), so it is unclear whether a free draining detention system is 
achievable, particularly given the flat grades within and external to the site and the absence 
of any external piped drainage.   

• it is not clear where water discharged from the site is conveyed. It appears that flows leaving 
the site from the proposed lawful point of discharge would overtop Jurekey Street before 
crossing the rail corridor at a culvert near the Racecourse Road Bridge.   

  
Action:  
The proponent is requested to provide a revised Site Based Stormwater Management Plan that 
demonstrates compliance with PO12 – PO14 and PO16 of State Code 2: Development in a Railway, 
of the State Development Assessment Provisions. The updated report should address the above 



  

issues and show that the development can accommodate the stormwater detention required to mitigate 
peak development flows to pre-development levels. The report should also include:  

a) Site detail and contour survey - provide a site detail and contour survey, prepared by a 
registered surveyor, to verify the existing drainage characteristics of the site. All legal points 
of discharge for the development site should be identified.  

b) Detention design – provide a conceptual design for the proposed stormwater detention 
solution and supporting hydraulic/hydrological analysis and calculations to demonstrate that it 
will be adequately sized/have sufficient capacity for all relevant design events. This should 
include a layout/design plan, sections, cross sections, longitudinal sections (where relevant), 
elevations and outlet design with clear levels and volumes shown.  

c) Water quantity assessment - the peak discharge analysis should be updated to show the 
mitigated flows from the site for each legal point of discharge (including flow types). The design 
flood peak discharges should be shown for the mitigated case to demonstrate there is no 
worsening impact on the railway corridor.    

Applicant’s Response 
a) A site inspection was conducted to confirm the validity of the available LiDAR data and on-site 

/ surrounding hydraulic features. This LiDAR data was utilised in the rain-on-grid modelling to 
determine legal points of discharge and catchment splits. The below screenshot shows the 
detailed on-site velocity vectors generated by the rain-on-grid modelling.  

 
 

b) As outlined in the revised site based stormwater management plan, NCE have carried out a 
detailed 2D fine scale flood model to assess the flow from the site in relation to the existing 
site. This incorporated the detention storage in the drains (inclusive of the weirs), shallow 
storage in the carparks and across the site.  The updated redline markup provided details the 



  

design components incorporated as part of the 2D model and which is to be incorporated into 
the detailed design. 2D rain-on-grid hydraulic modelling has been completed to ensure that 
the provided updated redline markup strategy does not generate impacts and provide 
sufficient mitigation for the major (1% AEP) and minor (20% AEP) design events. Afflux 
mapping shows impacts generated by the development and are contained in the enclosed 
updated Site Based Stormwater Management Plan report. Additionally, the below depth 
mapping screenshot shows the ponded runoff areas across the development.  

 
 

The redline concept markup provided within the Site Based Stormwater Management Plan 
report shows the mitigation measures which have been modelled to generated the above 
ponding indicated on site. The detailed design is to be implemented strictly in accordance with 
the redline concept design.  

c) NCE consider that an updated flood peak discharge comparison will not accurately depict any 
impacts on the railway line. Therefore, NCE have completed a fine scale 2D rain-on-grid model 
to accurately depict the impacts of any runoff from the site on the railway corridor and 
surrounding roads / properties. The afflux mapping provided in the Site Based Stormwater 
Management Plan report demonstrates there are no impacts on flood water surface levels 
within the railway corridor across both the 1% AEP and 20% AEP events.  

 

 

We have uploaded the following documentation in support of this response: 

• MJ2674-SBSMP_RevB – Updated Site Based Stormwater Management Report 



  

I trust the above changes meet with your approval, and I look forward to receiving your assessment. 

Please do not hesitate to contact the undersigned on TEL: 07 4725 5550 if you have any questions regarding 
this response. 

Yours sincerely, 
 
 
 
 
BRENDAN BLAIR 
Civil Engineer 
 

Approved, 

 
ANDREW WALLACE 
Director (RPEQ 6743)

 
 
 

Encl.



Phone: 07 4725 5550 
Fax: 07 4725 5850 

 Email: mail@nceng.com.au 
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Milton Messer & Associates Pty Ltd ACN 100 817 356 ABN 34 100 817 356 
Directors: Andrew Wallace BE MIEAust CPEng NPER RPEQ 

Derek Saw BE MIEAust CPEng NPER RPEQ 
Karen Messer BE MIEAust  RPEQ 

Timothy Messer BE MIEAust CPEng NPER RPEQ 

 



 

 

 

Site Based Stormwater Management Plan prepared by Northern 
Consulting Engineers 
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1.0 INTRODUCTION 

1.1 Background 

Northern Consulting Engineers (NCE) have been commissioned to prepare a Site Based Stormwater 
Management Plan (SBSMP) for a proposed development at 96 Edith Street, Cluden. The works proposed 
are on land described as Lots 15 to 23 on SP105729.   

The following report has been produced to support a development application for Reconfiguring of Allotment 
(RAL) and Material Change of Use (MCU). The purpose of this report is to demonstrate how the proposed 
development can be achieved by addressing: 

• Identification of the lawful point of discharge (LPOD); 

• Existing and proposed overland flow paths; 

• Identify a conceptual stormwater system to direct run-off to the LPOD; 

• Assessment of post-development site discharge and demonstrate that the proposed development 
will not result in any adverse impact on Council’s infrastructure; and 

• Assessment of water quality treatment in accordance with the State Planning Policy (SPP), including 
preparation of a MUSIC model. 

The information provided in this report is based on the following layout plan and documents which are 
provided as appendices to this report; 

• Proposed Reconfiguration Plan, Plan 27594/086 dated 19/11/2024, prepared by Brazier Motti 
(Appendix A),  

• Warehouse Development Concept Plan, Project Number T25 drawings dated 30/10/2024, prepared 
by insideout architects (Appendix B),  

• Redline concept mark-ups prepared by NCE (Appendix C). 

1.2 Existing Conditions 

The proposed site is currently undeveloped with adjacent lots containing commercial and industrial land uses. 

The site is generally vegetated with grass over the entire lot and a spare number of trees mainly at the Edith 
Street frontage of the lots. Grass on site is generally maintained with aerial imagery showing irregular mowing 
over time. The site generally falls in the north / north-west direction at an average slope of approximately 
1.5%. The site drains eventually into the Jurekey Street table drain with a cut off drain along the western 
boundary of the site also draining to the north into Jurekey Street. The TCC Townsville Maps online 
Community Mapping indicates that no subsurface drainage is installed in the vicinity of the site. However, 
NCE note that the adjacent cut off drain has a box culvert upstream which appears to be draining runoff from 
the Road Tek site to the south-east of Edith Street to the north.  

Figure 1-1 shows the location of the site in context to the surrounding properties, easement parcels and road 
reserves from the Queensland Globe online mapping tool.   
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Figure 1-1 Locality (Queensland Globe) 

1.3 Proposed Development 

The proposed development consists of multiple warehouse lots which involves the development of the 
warehouse building, office, hardstand and carparking areas. The lots are expected to involve the cancelling 
of the eight (8) existing lots to generate four (4) new lots of approximately 1,500m2. Additionally, the new lots 
and the existing lot 15 are expected to undergo a Material Change of Use to update the use to industrial 
warehouse uses, sealed internal roads and visitor carparking spaces. The new proposed allotments are 
expected to be accessed from Edith Street whilst lot 15 is expected to be accessed from Jurekey Street. 
Additional landscaping is expected to be completed along the frontage of each lot. The proposed 
reconfiguration is shown in Figure 1-2, with the full image provided in Appendix A. The concept development 
plan of the new lots and lot 15 are shown in Figure 1-3 and Figure 1-4 respectively, with the original drawing 
provided in Appendix B.  

Whilst the site is located within the Townsville State Development area and subject to assessment by the 
Coordinator General, the development has been carried out in accordance with the provisions of the TCC 
planning scheme.  

It is noted that the proposed RaL does not trigger the stormwater stormwater quality requirements of the 
SPP, however due to the development involving a combined MCU application, the SPP provisions are 
required to be addressed.  
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Figure 1-2 Proposed reconfiguration of allotments 

 
Figure 1-3 Proposed concept development RAL lots 
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Figure 1-4 Proposed concept development lot 15 

The proposed development is expected to change the impervious area where an increase in run-off is 
anticipated. Mitigation measures will be considered with peak developed flows to be no worse than the 
allowable pre-developed peak flow discharge.  

Best practical solutions to run-off mitigation and treatment (stormwater quality) are to be implemented with 
further discussions on these elements provided in Section 2.0. 

2.0 STORMWATER MANAGAMENT 

In accordance with the Queensland Urban Drainage Manual (QUDM) test in determining the lawful point of 
discharge (LPOD), the LPOD for the development has been defined as: 

• Road reserves of Jurekey Street (table drain and cutoff drain). 

It is proposed that the site will generally mimic the existing site fall and stormwater characteristics such that 
run-off will overland sheet flow into channels or underground networks and discharge into the open drains in 
the Jurekey Street road reserve (LPOD). Roof water will be discharged onto the pavement or into rainwater 
tanks and flow overland or underground to the LPOD. A stormwater management concept sketch plan, which 
illustrates the potential mitigation measures for this system, is provided in Appendix C. 

2.1 Quantity 

The development site covering approximately 7,700m² (0.77ha), defines the contributing catchment area 
where the currently development has been assessed as undeveloped and 0% impervious. The proposed 
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development is expected to increase imperviousness to 90%. The 90% post-development value is based on 
the zoning as part of the Townsville SDA development scheme and the future zoning expected from the 
MCU.  

Overall, the proposed development will increase the site coverage and therefore runoff and will require a 
stormwater mitigation assessment to demonstrate non-worsening. The Innovyze ICM 1d modelling software 
has been utilised for the run-off calculations of the pre-development and post-development scenarios for the 
minor (0.2EY) and the major (1% AEP) events. 

2.1.1 ICM Modelling 

An assessment of the increase in run-off due to the change in impervious area has been undertaken utilising 
the ICM software package. ICM incorporates RAFTS methodology in which the impervious and pervious 
areas of the catchment are defined separately. The site was assessed for both 1% AEP and 0.2EY events 
with BOM rainfall intensities applied to ARR 2016 rainfall ensembles for all storm durations up to the 4.5-hrs. 
Rainfall losses have been input as “DefConLoss” areas based on existing approved losses for the Townsville 
region, namely 1mm initial (IL) and 0mm/hr continuous (CL) and, 25mm IL and 2.5mm/hr CL for impervious 
and pervious areas respectively. ICM requires a single value to adopt for all events and these figures are 
based on past reports and former modelling carried out and validated by NCE. Manning’s Value “n” is 
assumed as 0.04 for impervious or post developed areas (accounting for buildings, kerbs and footpaths and 
other obstructions to flow) and 0.06 for pervious or undeveloped areas (accounting for relatively well-kept 
grassed lots). 

The baseline catchment indicates a critical duration of 45-minutes and temporal pattern 8 for both the 1% 
AEP and 0.2EY events. Given the significant change in imperviousness a critical duration assessment has 
also been conducted on the post-development scenario to ensure no change in critical duration. This 
assessment found the critical duration to be 10-minutes and temporal pattern 2 for the 1% AEP event and 
15-minutes and temporal pattern 9 for the 0.2EY event.  

Simulations were run for existing (base), developed (unmitigated) and developed mitigated scenarios for both 
minor and major events. The peak flows are shown on Table 2-1. To determine the minimum storage 
requirements the flow hydrograph results have been extracted for the developed scenarios without mitigation. 
The area under the flow hydrograph but above the peak pre-development flow rate is the minimum volume 
required for mitigation. The results of the volume assessment are summarised in Table 2-2. Figure 2-1 and 
Figure 2-2 show the volume required for mitigation for the 1% AEP and 0.2EY events respectively.  

Table 2-1 ICM Peak Flows 

Event 
Pre-Development 

Flow (m³/s) 

Post-
Development 
Flow (m³/s) 

Difference (m³/s) Difference (%) 

Minor (0.2 EY) 0.182 0.319 0.137 75% 

Major (1% AEP) 0.327 0.534 0.207 63% 

 
Table 2-2 Calculated Storage Volumes 

Event Storage Volume (m³) 

Minor (0.2 EY) 54 

Major (1% AEP) 71  
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Figure 2-1 1% AEP flow hydrograph and required storage volume calculation 

 
Figure 2-2 0.2EY flow hydrograph and required storage volume calculation 

It is proposed that flows can be mitigated via overland storage within carparks and through drains with weirs 
or underground storage systems although cover is limited due to the lack of existing underground 
infrastructure. To model the potential mitigation measures and ensure there are no impacts on the adjacent 
railway corridor, NCE have developed a fine scale 2D mini-model of the local catchment noting that it is 
considered a high level of assessment for this application. The site is mostly outside of Townsville City 
Council’s Flood Hazard overlay, medium hazard area which would not otherwise trigger a flood impact 
assessment, however this higher level of assessment has the benefit of demonstrating non-worsening to the 
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rail corridor as well as demonstrate non-worsening off site. The mini-model utilises the TUFLOW two-
dimensional modelling software with rain-on-grid hydrology to directly determine the impacts of both 
regrading the site and increasing the imperviousness. 

   

2.1.2 2D Hydraulic Modelling 

The hydraulic model has been set up with the Townsville City Council 2016 LiDAR as the base DEM utilising 
a 1m grid and sub-grid-sampling. The model has been developed to align with the TCC Ross River (2021) 
model and utilises the adopted land use within this modelling. Alterations have been made to show the 
drainage and access driveway to the adjacent lot owned by the client. This easement may be used to help 
drain flows from the site. The adjacent development can be seen in Figure 2-3.  

Intensity Frequency Durations (IFD’s) in accordance for with ARR2019 were adopted to develop the rainfall 
timeseries for the ROG methodology. The ten (10) temporal patterns for each duration of the 1% and 20% 
AEP event were simulated through the hydraulic model from which an assessment on the water surface 
levels (WSL) was undertaken to determine the critical duration based on the median pattern. 

The development has been modelled by altering the current land use (undeveloped land) to match the 
commercial/industrial land use. Additionally, the DEM has been altered to represent the development, the 
following DEM alterations have been applied: 

• Grade lots 1 through 4 from front to back away from Edith Street to match existing grades and 
minimise fill, 

• Provide 1.2m wide drain along the back of the lots to direct water east into the adjacent drain in 
Jurekey Street, 

• Grade lot 15 from back to front towards Jurekey Street at a minimum grade, 

• Provide internal kerbing with breakouts/minor pipe outlets to generate ponding through the 
development and provide runoff storage, 

• Approximate shed locations have been stamped in to ensure no ponding is allowed through the 
buildings, 

• NCE have been informed that the land to the east is also owned by the client and thus a drainage 
path will be provided on this land to connect to existing easements as shown in Figure 2-3. This 
drainage path will help to reduce the amount of flow to the Jurekey Street road reserve and towards 
the railway line as well as reduce fill on the eastern portion of the proposed lots. It is noted that a 
small existing catchment already grades in this direction and this drainage will help to maintain the 
existing point of discharge for this portion of the catchment.  
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Figure 2-3 Adjacent development owned by Toprise 

The resulting development impacts are shown in Figure 2-4 and Figure 2-5 for the 1% AEP and 20% AEP 
respectively. Afflux is defined as the relative change in a flooding characteristic, namely water surface level 
(WSL) or velocity, between the baseline and developed scenario. This is determined by subtracting the 
baseline peak results from the developed peak results, where a positive value represents an increase in the 
flood characteristic and a negative value is a decrease.  



 

9 

 
Figure 2-4 1% AEP WSL Afflux 
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Figure 2-5 20% AEP WSL Afflux 

The above afflux mapping shows no impacts on the adjacent railway line to the west, no afflux over the 
adjacent roadways and no afflux on adjacent lots. Some highly localised, minor afflux is noted in the 1% AEP 
event through the Jurekey Street road reserve however, this is extremely minor and does not impact on the 
roadway trafficability or change the hazard level. Some afflux is generated through the easements on the 
adjacent lots owned by Toprise to the north-east in both events. 

Afflux mapping generally indicates no actionable or adverse impacts generated by the development runoff in 
particular with relation to the adjacent railway corridor.  

2.1.3 Mitigation Measures 

It is noted that the adjacent drain is at a depth of 1.2m to 0.4m at the southern and northern boundaries of 
the lot respectively which allows for some underground drainage with the potential for additional cover due 
to site filling and regrading. As seen on the given tables, a minimum storage requirement of approx. 71m³ 
across all lots was identified as being required to ensure the peak developed flow is not greater than the pre-
developed flows. Storage can be undertaken within drains, underground basins, overland ponding and/or 
rainwater tanks. The redline markup attached shows a concept markup of the potential overland storage 
through drains with weirs. The 2D model demonstrates sufficient storage can be incorporated into the drains, 
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shallow ponding on carparks and other areas on site. NCE note that due to the existing flooding in Jurekey 
Street more impacts are generated by retaining structures on the northern lot 15 due to existing flow paths 
across the lot. Therefore, walls and flow barriers are not incorporated into this northern portion to avoid 
impacts off site. Underground drainage using grated drains may be used to capture flows and outlet to the 
LPOD without significant overland ponding which will result in minimal impacts generated by the 
development.  

It is also intended that the built form end user, may be responsible for installing the storage and we 
recommend the above mitigation timing be nominated to be installed prior to the commencement of the use. 
In this instance, the storage volume is to be proportional to each lot area.  

2.2 Quality 

As noted above, the RaL application would not trigger a requirement to address the provisions of the SPP 
(and in fact is a reduction in the number of existing lots). However, it is understood that the development 
application also involves an MCU and therefore triggers the stormwater quality requirements. In the event 
that the application did not include an MCU, the following section would not apply.  

All stormwater treatment trains have been modelled with the aid of MUSIC version 6.4.0. The catchments 
have been modelled in accordance with the following: 

• “MUSIC Modelling Guidelines November 2018 – Consultation Draft”, Water by Design (2018); 

• Townsville City Council (TCC) Townsville City Plan Stormwater Quality Planning Scheme Policy 
SC6.4.10; 

• Townsville Aero, 6 Minute Time Step From 03/03/1953 To 31/03/2010; 

• Water by Design MUSIC Modelling Guidelines Source Nodes (Split) utilising modified percent 
impervious area & pollutant concentration; 

• No drainage routing between nodes; 

2.2.1 Stormwater Quality Objectives 

The design intent for the system is to meet the current TCC Planning Scheme water quality targets, namely: 

• 80% TSS Reduction 

• 65% TP Reduction 

• 40% TN Reduction 

• 90% Gross Pollutants Reduction 

2.2.2 MUSIC Modelling 

Pollutant loads for the development have been modelled primarily using “split” land use and references the 
MUSIC Modelling Guidelines November 2018 for the pollutant parameters for “Industrial” surface types. 
Table 2-3 depicts the source nodes adopted in the assessment including the impervious percentages. The 
pollutant generation parameters adopted are shown in Figure 2-6 and Figure 2-7 depicting the rainfall-run-
off parameters.  

Below is the modelling concept adopted: 

• The modelling has been assessed for the post development treatment effectiveness to meet the 
TCC Planning Scheme water quality targets given the lots are currently undeveloped. 
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• The MUSIC nodes include runoff from Roof and Concrete Road/Driveway area which are 100% 
impervious and landscaped areas defined as 0% pervious. All roughly to the north / north-west and 
outlet into the LPOD in the Jurekey Street road reserve.  

• Development areas have been split between two catchment areas. These include: 

o Catchment 1 including the full developed catchment area from the four (4) reconfigured 
allotments, and 

o Catchment 2 including the full developed catchment area from lot 15. 

• Two treatment train options have been modelled to provide an option for limited cover and 
underground network and a best-case underground network option. Given the very high expected 
impervious percentage the ability to treat runoff through natural options is severely limited. Therefore, 
the two options proposed outline proprietary treatment devices.  

o Option 1 utilises Ocean Protect OceanGuards and Stormfilters in an underground detention 
tank these are pit insert filter bags and stormwater filter devices. 16 OceanGuards and 24 x 
460mm height filters are required for catchment 1 with 5 OceanGuards and 6 x 460mm 
height filters are required for catchment 2.  

o Option 2 utilises Atlan Stormwater FlowGuard treatment devices – these devices are grated 
trench drain inserts that treat flow at 0.5L/S per lineal metre. The required length of drainage 
grate for treatment is 140m in catchment 1 and 40m in catchment 2.  

TCC also permit in some instances the ability to provide a contribution in conjunction with addressing a 
proportion of the water quality requirements with that contribution allocated to regional water quality devices. 
Where a suitable regional option is available, this may be suitable in this instance by agreement with the CG 
/ TCC.  

NCE note that alternate proprietary treatment devices may be utilised such as Atlan Stormwater FlowFilters 
(minimum requirement of 250mm fall through each system) where cover is too limited for storage vaults and 
filters. However, these options are not exhaustive and alternative options that comply with the SPP would 
also be suitable.  

It is also intended that the built form end user, may be responsible for installing the treatment devices and 
we recommend the water quality requirement timing be nominated to be installed prior to the commencement 
of the use. The number of the above devices is to be proportional to each lot area.  

Table 2-3 Music Source Nodes 

Node Name Zoning/Surface 
Type 

Surface Area 
(ha) 

Impervious 
(%) 

Buffer 
Area (%) 

Roofs C1 Industrial Roof 0.250 100 0 

Roads C1 Industrial Road 0.349 100 0 

Ground Flow C1 Industrial Ground 
Flow 

0.011 0 100 

Roofs C1 Industrial Roof 0.061 100 0 

Roads C1 Industrial Road 0.086 100 0 

Ground Flow C1 Industrial Ground 
Flow 

0.012 0 100 
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Figure 2-6 MUSIC recommended pollutant export parameters for split catchments for SEQ extracted from 
MUSIC Modelling Guidelines November 2018 

 
Figure 2-7 MUSIC recommended rainfall run-off parameters SEQ extracted from MUSIC Modelling 
Guidelines November 2018 

Table 2-4 summarises the results of the assessment. It is evident that the water quality leaving the site post 
development meets the quality objectives set by TCC. Therefore, compliance with stormwater quality 
requirements can be achieved through either of the proposed treatment trains.  
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Table 2-4 Music Treatment Train Effectiveness 

Description Sources 
Residual 

Load 
% 

Reduction 
TCC 

Treatment % 

Option 1 

Flow (ML/yr) 7 7    

Total Suspended Solids (kg/yr) 1970 186 90.60 80 

Total Phosphorus (kg/yr) 4 1 65.30 65 

Total Nitrogen (kg/yr) 17 9 46.70 40 

Gross Pollutants (kg/yr) 138 0 100.00 90 

Option 2 

Flow (ML/yr) 7 7    

Total Suspended Solids (kg/yr) 1980 334 83.20 80 

Total Phosphorus (kg/yr) 4 1 64.80 65 

Total Nitrogen (kg/yr) 17 6 62.60 40 

Gross Pollutants (kg/yr) 138 2 98.90 90 

3.0 CONCLUSION 

NCE have undertaken a site-based stormwater management assessment associated with the proposed 
development 96 Edith Street, Cluden. The findings of this assessment are summarised below: 

• Under the QUDM tests, the table drain and cutoff drain within the road reserves of Jurekey Street 
has been defined as a lawful point of discharge (LPOD) for the site. The proposed stormwater system 
is expected to outlet via a combination of overland flow and underground drainage systems while 
maintaining the existing LPOD locations. 

o An additional point of discharge is provided to the north-east via a proposed easement 
through Toprise land to split the flows with natural grades generally showing a portion of the 
catchment flowing in this direction.  

• ICM modelling results indicated mitigation of runoff is required to align post development flows with 
the existing peak runoff. A storage calculation was completed to determine the minimum storage 
required to align with the pre-development peak.  

• 2D rain-on-grid modelling was utilised to confirm that proposed mitigation measures will result in no 
impact, in particular to the railway corridor to the west. 

• The stormwater quality assessment undertaken via MUSIC shows that the development is able to 
adequately treat stormwater runoff to the design objectives outlined in the TCC Townsville City Plan.   

• A redline markup is provided outlining a concept stormwater management plan indicating how 
stormwater runoff may be treated, stored and directed to the LPOD. It is noted that detailed design 
will be required to confirm practicality of the options proposed with account for site constraints and 
confirm stormwater runoff is not intensified and pollutants adequately treated.  



 

 

APPENDIX A 

Proposed Reconfiguration Plan, Plan 27594/086 
dated 19/11/2024, prepared by Brazier Motti  
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APPENDIX B 

Warehouse Development Concept Plan, Project 
Number T25 drawings dated 30/10/2024, 

prepared by insideout architects  



SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

COVER PAGE

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A000

CONCEPT DESIGN

30/10/2024

WAREHOUSE DEVELOPMENT CONCEPT 
PROPOSAL - TOWNSVILLE, QLD 

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
B LOT SIZES UPDATED 26.02.2025
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025
D 3m SETBACK WITH TABLE DRAIN ADDED 26.05.2025

SHEET LIST
SHEET

NUMBER REVISION SHEET NAME

A000 D COVER PAGE
A001 A 3D RENDERINGS
A100 D PROPOSED SITE PLAN - LOTS 01 - 04
A101 C PROPOSED SITE PLAN - LOT 15
A200 D PROPOSED FLOOR PLAN - LOT 01 & 02
A201 D PROPOSED FLOOR PLAN - LOTS 03 & 04
A202 B PROPOSED FLOOR PLAN - LOT 15
A300 D LOT 01 & 02 ELEVATIONS
A301 D LOT 03 & 04 ELEVATIONS
A302 A LOT 15 ELEVATIONS



LOT 15 3D 
PERSPECTIVES

LOT 01 & 02 3D 
PERSPECTIVES

LOT 03 & 04 3D 
PERSPECTIVES

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 1

3D RENDERINGS

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A001

CONCEPT DESIGN

30/10/2024

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024



60
.8

M
 B

O
U

N
D

A
R

Y 
LI

N
E 

LOT 142
J 

U
 R

 E
 K

 E
 Y

 
 S

 T
 R

 E
 E

 T
 

E D I T H              S T R E E T 

60
.7

M
 B

O
U

N
D

A
R

Y 
LI

N
E 

LOT 02LOT 01

LOT 15

LO
T 

02

LOT 03 LOT 04

26.0M BOUNDARY LINE 

28.0M BOUNDARY LINE 

60
.8

M
 B

O
U

N
D

A
R

Y 
LI

N
E 

60
.8

M
 B

O
U

N
D

A
R

Y 
LI

N
E 

60
.7

M
 B

O
U

N
D

A
R

Y 
LI

N
E 

25.2M BOUNDARY LINE 25.2M BOUNDARY LINE 28.0M BOUNDARY LINE 

25.4M BOUNDARY LINE 23.1M BOUNDARY LINE 26.0M BOUNDARY LINE 

G
AR

IS
SO

N
 F

EN
C

IN
G

GARISSON FENCING

GARISSON SWING GATES

GARISSON FENCING

GARISSON FENCING

G
AR

IS
SO

N
 F

EN
C

IN
G

15.

39
00

0

39
00

0

DISABLED AND 
SETDOWN BAY IN 
ACCORDANCE WITH 
AS1428DISABLED AND SETDOWN 

BAY IN ACCORDANCE 
WITH AS1428 16. 17. 18. 19. 20. 21.

LA
N

D
SC

AP
IN

G

LA
N

D
SC

AP
IN

G

LA
N

D
SC

AP
IN

G

LA
N

D
SC

AP
IN

G

LANDSCAPED VERGE

LANDSCAPED VERGE

LANDSCAPED VERGE

INTERCONNECTED 
SOAKWELLS WITH 
TRAFFICABLE GRIDS

INTERCONNECTED 
SOAKWELLS WITH 
TRAFFICABLE GRIDS

PROPOSED 
394M2 

WAREHOUSE 

PROPOSED 
394M2 

WAREHOUSE 

PROPOSED 
78M2 OFFICE 

1300013000

EXISTIN
G

 SEW
ER

EX
IS

TI
N

G
 S

EW
ER

EXISTING SEWER

22600 26000

BOL.

22.

CROSSOVERS 
TO LOCAL 

GOVERNMENTS 
DETAILS

CROSSOVERS 
TO LOCAL 

GOVERNMENTS 
DETAILS

CROSSOVERS 
TO LOCAL 

GOVERNMENTS 
DETAILS

TO
TA

L 
LO

T 
W

ID
TH

60
73

3

2548325997 2600023115

01. 02. 03. 04. 05. 06. 07. 08. 09. 10. 11. 12. 14.13.

PROPOSED 
78M2 OFFICE 

BOL.

14. 15. 16. 17. 18. 19. 20.

BOL.

22.

BOL.

22595

26000

1300013000

BUILDING SETBACK
13000

01. 02. 03. 04. 05. 06. 07. 08. 09. 10. 11. 12. 13.

BUILDING SETBACK
13000

GARISSON SWING GATES

PROPOSED 
394M2 

WAREHOUSE 

PROPOSED 
394M2 

WAREHOUSE 

PROPOSED 
78M2 OFFICE 

PROPOSED 
78M2 OFFICE 

TOTAL LOT LENGTH

100595

60
00

60
00

GARISSON SWING GATES

O/HANG
2700

O/HANG
2700

O/HANG
2700

O/HANG
2700

R
O

O
F 

O
VE

R
H

AN
G

R
O

O
F 

O
VE

R
H

AN
G

R
O

O
F 

O
VE

R
H

AN
G

R
O

O
F 

O
VE

R
H

AN
G

1200x200mm DEEP TABLE DRAIN 1200x200mm DEEP TABLE DRAIN

30
00

m
m

SE
TB

AC
K

150Ømm MAIN WATER LINE 
150Ømm MAIN WATER LINE 

FHSTREET 
LIGHT POS.

STREET 
LIGHT POS.

ELECTRICAL 
PILLAR BOX 
POSITION

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 200

PROPOSED SITE PLAN - LOTS 01 - 04

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A100

CONCEPT DESIGN

30/10/2024

 1 : 200
PROPOSED SITE PLAN - LOTS 01 - 04

0 2.5 m 5.0 m 10.0 m

SCALE: 1:200

NORTH 

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
B LOT SIZES UPDATED 26.02.2025
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025
D 3m SETBACK WITH TABLE DRAIN ADDED 26.05.2025



LOT 142

J 
U

 R
 E

 K
 E

 Y
 

 S
 T

 R
 E

 E
 T

 

LOT 01

LOT 15

LOT 02

66.7M BOUNDARY LINE 

54
.6

M
 B

O
U

N
D

A
R

Y 
LI

N
E 

37
.8

M
 B

O
UN

DA
RY

 L
IN

E 

29.1M
 B

O
U

N
D

A
R

Y LIN
E

41.4M
 BO

UNDARY LINE 

22.0M
 BOUNDARY LINE 

LOT 03 LOT 04

CROSSOVERS TO LOCAL 
GOVERNMENTS DETAILS

CR
O

SS
O

VE
RS

 T
O

 
LO

CA
L 

G
O

VE
RN

M
EN

TS
 

DE
TA

IL
S

INTERCONNECTED 
SOAKWELLS WITH 
TRAFFICABLE GRIDS

INTERCONNECTED SOAKWELLS 
WITH TRAFFICABLE GRIDS

LANDSCAPING

LANDSCAPED VERGE

LANDSCAPED VERGE

LANDSCAPED VERGE

BU
IL

DI
NG

 S
ET

BA
CK

16
01

7

SETBACK
2868

PROPOSED 
396M2 

WAREHOUSE 

PR
O

PO
SED

 

79M
2 O

FFIC
E 

35000

14000

DISABLED AND SETDOWN BAY 
IN ACCORDANCE WITH AS1428

01.
02.

03.

G
AR

IS
SO

N
 F

EN
C

IN
G

G
ARISSO

N FENCING

GARISSON FENCING

LANDSCAPING

ABC

04.

05.

06.

07.

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 200

PROPOSED SITE PLAN - LOT 15

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A101

CONCEPT DESIGN

30/10/2024

 1 : 200
PROPOSED SITE PLAN - LOT 15 0 2.5 m 5.0 m 10.0 m

SCALE: 1:200

NORTH 

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
B LOT SIZES UPDATED 26.02.2025
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025



4
A3

00

8

8

7

7

6

6

5

5

4

4

3

3

2

2

1

1

543554355435543554355435

39000

411 m²
WAREHOUSE 78 m²

OFFICE

411 m²
WAREHOUSE

78 m²
OFFICE

1
A3

00

3
A3

00

2
A3

00

DD

EE

FF

STAFF/ 
MEETING RM

UAT

STAFF/ 
MEETING RM

UAT

ENTRY

ENTRY

920

92
0920

92
0

92
0

92
0

920

920

ROLLER DOOR 

DP DP

DP DP

COL

ROLLER DOOR 

ROLLER DOOR ROLLER DOOR 

60.8M BOUNDARY LINE 

01
.

02
.

03
.

04
.

05
.

06
.

07
.

08
.

09
.

10
.

11
.

12
.

13
.

15
.

16
.

17
.

18
.

19
.

20
.

21
.

22
.

DISABLED AND SETDOWN BAY 
IN ACCORDANCE WITH AS1428

INTERCONNECTED SOAKWELLS 
WITH TRAFFICABLE GRIDS

FOOTPATH

FO
O

TP
AT

H

FOOTPATH

FO
O

TP
AT

H

FOOTPATH

14
.

26
35

90
15

65
90

81
96

4066902000

26
35

90
15

65
67

0

41561999

15
0

75
26

90
50

34
15

0
15

0
50

34
90

75
26

15
0

12
65

0

32460

12
65

0

32460

81
96

90
15

65
90

27
09

4066901999

67
0

15
65

90
26

35

5500

28
00

24
00

24
00

24
00

24
00

24
00

24
00

24
00

24
00

28
00

6000

12
95

0
12

95
0

6390

41561999

COL

R
O

LL
ER

 D
O

O
R

 
R

O
LL

ER
 D

O
O

R
 

1250

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 100

PROPOSED FLOOR PLAN - LOT 01 & 02

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A200

CONCEPT DESIGN

30/10/2024

 1 : 100
PROPOSED FLOOR PLAN - LOTS 01 & 02 0 1.3 m 2.5 m 5.0 m

SCALE: 1:100

NORTH 

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
B LOT SIZES UPDATED 26.02.2025
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025
D 3m SETBACK WITH TABLE DRAIN ADDED 26.05.2025



2
A3

01

1
A3

01

8

8

7

7

6

6

5

5

4

4

3

3

2

2

1

1

78 m²
OFFICE

411 m²
WAREHOUSE

543554355435543554355435

411 m²
WAREHOUSE

78 m²
OFFICE

39000

LOT 04

LOT 03

3
A3

01

4
A3

01

BOL.

BOL.

AA

BB

CC

920

STAFF/ 
MEETING RM

STAFF/ 
MEETING RM

ENTRY

ENTRY

ROLLER DOOR 

DP DP

COL

ROLLER DOOR 

ROLLER DOOR ROLLER DOOR 

60.7M BOUNDARY LINE

14
.

16
.

17
.

18
.

19
.

20
.

23
.

01
.

02
.

03
.

04
.

05
.

06
.

07
.

08
.

09
.

10
.

11
.

12
.

13
.

DISABLED AND SETDOWN BAY 
IN ACCORDANCE WITH AS1428

INTERCONNECTED SOAKWELLS 
WITH TRAFFICABLE GRIDS

FO
O

TP
AT

H

FOOTPATH

FOOTPATH

FO
O

TP
AT

H

15
.

26
35

90
15

60
90

82
00

15
0

75
31

90
50

28
15

1
15

0
50

36
90

75
24

15
0

12
65

0
12

65
0 920

92
0920

92
0

UAT

26
36

89
15

60
67

6

92
0

92
0

920

UAT

66
9

15
60

91
26

34

COL

12
95

0
12

95
0

1250

14
98

28
00

24
00

24
00

24
00

24
00

24
00

24
00

24
00

24
00

28
00

6000

6390

DP DP

41812000

41812000

32460

32460

82
00

90
15

60
90

26
35

R
O

LL
ER

 D
O

O
R

 
R

O
LL

ER
 D

O
O

R
 

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 100

PROPOSED FLOOR PLAN - LOTS 03 & 04 

PROJECT NUMBER: T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A201

CONCEPT DESIGN

30/10/2024

 1 : 100
PROPOSED FLOOR PLAN - LOTS 03 & 04 0 1.3 m 2.5 m 5.0 m

SCALE: 1:100

NORTH 

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
B LOT SIZES UPDATED 26.02.2025
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025
D 3m SETBACK WITH TABLE DRAIN ADDED 26.05.2025



07

07

08

08

06

06

05

05

04

04

03

03

02

02

01

01

1
A3

02

LOT 15

35000

O

P

R
O

LL
ER

 D
O

O
R

 

DP

DP DP
COL

ROLLER DOOR ROLLER DOOR 

92
0

920

920

92
0

EN
TR

Y

79 m²
OFFICE

5000500050005000500050005000

396 m²
WAREHOUSE

STAFF/ 
MEETING RM

UAT

14
00

0

15
0

78
96

90
57

14
15

0

14
00

0

34667

13
70

0

27251560670

36
24

90
20

00

744285909201

90
20

00
90

36
24

2
A3

02

4
A3

02

3
A3

02

DISABLED AND SETDOWN BAY 
IN ACCORDANCE WITH AS1428

INTERCONNECTED SOAKWELLS 
WITH TRAFFICABLE GRIDS

02
.

03
04

.

04
.

24
00

24
00

24
00

24
00 BOL.

5500

LANDSCAPING

LANDSCAPING

FOOTPATH
FO

O
TP

AT
H

CROSSOVERS TO LOCAL 
GOVERNMENTS DETAILS

LANDSCAPED VERGE

LANDSCAPED VERGE

01
.

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 100

PROPOSED FLOOR PLAN - LOT 15

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A202

CONCEPT DESIGN

30/10/2024

 1 : 100
PROPOSED FLOOR PLAN - LOT 15 0 1.3 m 2.5 m 5.0 m

SCALE: 1:100

NORTH 

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
B LOT SIZES UPDATED 26.02.2025



GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

PAINTED CONCRETE 
TILT PANEL WALLS

ROLLER 
DOOR

ROLLER 
DOOR

FEATURE 
WALL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL

12
00

20
00

10
00

30
00

32
00

40
00

72
00

PAINTED FC 
CLADDING

NGLNGL

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

30
00

10
00

20
00

12
00

FEATURE 
WALL

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFSPAINTED CONCRETE TILT 
PANEL PARAPET WALL

PAINTED FC 
CLADDING

PAINTED FC 
CLADDING

EXTRUDED 3D SIGNAGE

NGL NGL

40
00

32
00

72
00

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

PAINTED CONCRETE 
TILT PANEL WALLS

ROLLER 
DOOR

ROLLER 
DOOR

FEATURE 
WALL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL

PAINTED FC 
CLADDING

NGL NGL

12
00

20
00

10
00

30
00

32
00

40
00

72
00

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

NGL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL 72

00

NGL

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 100

LOT 01 & 02 ELEVATIONS

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A300

CONCEPT DESIGN

30/10/2024

 1 : 100
LOT 01 SIDE ELEVATION

 1 : 100
LOT 01 & 02 FRONT ELEVATION

 1 : 100
LOT 02 SIDE ELEVATION

 1 : 100
LOT 01 & 02 REAR ELEVATION

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025
D 3m SETBACK WITH TABLE DRAIN ADDED 26.05.2025



GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

FEATURE 
WALL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL

PAINTED FC 
CLADDING

PAINTED FC 
CLADDING

NGL NGL

30
00

10
00

20
00

12
00

40
00

32
00

72
00

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

EXTRUDED 3D SIGNAGE

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

12
00

20
00

10
00

30
00

32
00

40
00

72
00

PAINTED CONCRETE 
TILT PANEL WALLS

ROLLER 
DOOR

ROLLER 
DOOR

FEATURE 
WALL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL

PAINTED FC 
CLADDING

NGL NGL

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

72
00

NGL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL

NGL

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

PAINTED CONCRETE 
TILT PANEL WALLS

ROLLER 
DOOR

ROLLER 
DOOR

FEATURE 
WALL

PAINTED CONCRETE TILT 
PANEL PARAPET WALL

PAINTED FC 
CLADDING

NGLNGL
12

00
20

00
10

00
30

00

32
00

40
00

72
00

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 100

LOT 03 & 04 ELEVATIONS

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A301

CONCEPT DESIGN

30/10/2024

 1 : 100
LOT 03 & 04 FRONT ELEVATION

 1 : 100
LOT 04 SIDE ELEVATION

 1 : 100
LOT 03 & 04 REAR ELEVATION

 1 : 100
LOT 03 SIDE ELEVATION

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024
C BUILDING SIZES AND PARKING LAYOUTS UPDATED 26.03.2025
D 3m SETBACK WITH TABLE DRAIN ADDED 26.05.2025



GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

PAINTED 
CONCRETE TILT 
PANEL WALLS

FEATURE 
WALL

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS
PAINTED CONCRETE TILT 
PANEL PARAPET WALL

PAINTED FC 
CLADDING

NGL

3°

12
00

20
00

10
00

30
00

32
00

40
00

72
00

NGL

EXTRUDED 3D SIGNAGE

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

12
00

20
00

10
00

30
00

32
00

40
00

72
00

PAINTED 
CONCRETE TILT 
PANEL WALLS

ROLLER 
DOOR

FEATURE 
WALL

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

PAINTED FC 
CLADDING

ROLLER 
DOOR

NGL NGL

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

72
00PAINTED CONCRETE TILT 

PANEL WALLS

NGLNGL

GL     (RL 0)

OFFICE WALL HEIGHT     (RL 4000)

OFFICE AWNING     (RL 3000)

APEX     (RL 7200)

WORKSHOP AWNING     (RL 6000)

PAINTED CONCRETE 
TILT PANEL WALLS

ROLLER 
DOOR

STEEL FRAMED TRELLIS 
AWNING

METAL SHEETED ROOFS

3°

NGLNGL

12
00

20
00

10
00

30
00

32
00

40
00

72
00

SCALE:

CHECKED BY:

DRAWN 
BY:

DATE:

PROJECT NUMBER:

NOTES: SHEET NAME:

SHEET NUMBER:

PROJECT NAME:

Dimensions take precedence over scaling. Do not measure off drawings as print 
sizes may vary. 
scale 0 1.0 2 3 5 m

FOR INTERNAL INFORMATION & DISCUSSION 
PURPOSES ONLY
ALL AREAS DIMENSIONS & LAND USES ARE 
PRELIMINARY
SUBJECT TO INVESTIGATION, SURVEY, 
ENGINEERING,& LOCAL
AUTHORITY & AGENCY APPROVALS 

PROJECT STATUSinsideout architects TM
PO Box 369             Belgian Gardens 
tania@insideout-architects.com
M +61 407 189 160 
© Copyright 
These designs and drawings are copyright and they are the property of 
insideout architects Pty Ltd and must not be used, retained or copied 
without the written permission of insideout architects Pty Ltd. 
ACN 081532194

QLD 4810 Australia
insideout-

architects.com

 1 : 100

LOT 15 ELEVATIONS

T25

TOWNSVILLE NEW WAREHOUSE AND OFFICES

CLIENT NAME:

TOPRISE AUSTRALIA PTY LTD

IOA

TD

A302

CONCEPT DESIGN

30/10/2024

 1 : 100
LOT 15 FRONT ELEVATION

 1 : 100
LOT 15 SIDE ELEVATION A

 1 : 100
LOT 15 REAR ELEVATION

 1 : 100
LOT 15 SIDE ELEVATION B

NO. DESCRIPTION DATE
A ISSUED FOR DA 28.10.2024



 

 

APPENDIX C 

Redline Concept Mark-ups prepared by NCE 
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PROPOSED SITE PLAN - LOTS 01 - 04
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Brendan
Mark-up
1.2m wide drain at 0.3m deep and 1 in 4 batters to back of lot for drainage and storage. Potential to be grassed to add to treatment train. 
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Brendan
Mark-up
Indiciative of weir walls with low flow pipes or v-cut flow constrictions to generate storage through drain and carpark. Equivalent low flow opening = DN225 pipe for internal weirs and 2/DN225 for final weirs to drain outlets.
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Mark-up
Falls and all drainage infrastructure is subject to detailed design during operational works
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Mark-up
Indicative of underground drainage via grated trench drains if required for additional drainage
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Blue arrows are indicative of overland grades
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Warehouse roofs are proposed to be piped through downpipes onto the ground or directly into the drain to the north
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Brendan
Mark-up
10m drainage easement to match existing easement on north-eastern lot owned by Toprise. 6m wide drain with 4m wide base starting at 100mm deep finishing at 500mm deep. 
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Indicative of 150mm kerbing to retain runoff and generate onsite stormwater
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PROPOSED SITE PLAN - LOT 15 0 2.5 m 5.0 m 10.0 m
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Brendan
Mark-up
Warehouse roofs are proposed to be piped through downpipes onto the ground or into underground network

Brendan
Mark-up
Blue arrows are indicative of overland grades
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PolyLine

Brendan
Mark-up
Indicative of grated trench drains to cut off flows at front of lot and potentially provide treatment can be replaced with pit and pipe network depending on level of fill

Brendan
Mark-up
Falls and all drainage infrastructure is subject to detailed design during operational works
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Polygon

Brendan
Mark-up
Potential overland storage through landscaped area - can double as buffer treatment or be utilised as grassed swales
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PolyLine
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Mark-up
Indicative of grated trench drains to cut off flows at front of lot and potentially provide treatment.

Brendan
Mark-up
Flows to Jurekey Street or connect to northern overland storage controlled by stormwater quality design. 
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