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1.0 INTRODUCTION 
 
Intersect Traffic Pty Ltd (Intersect Traffic) was engaged by Allam MHE Developments No. 2 Pty Ltd 
(Allam) to prepare a Traffic and Parking Assessment Report for a proposed manufactured home 
estate / lifestyle resort on Lot 100 DP1286524 & Lot 11 DP615229, 40 – 80 & 82 Chapmans Road, 
Tuncurry. The resort yields 283 manufactured home sites. Allam recently received approval for an 
86-lot manufactured home estate / lifestyle resort on part of the site Lot 100 DP1286524 (40 – 80 
Chapmans Road). The development will include a community clubhouse, and recreational facilities 
located in the middle of the site and will have an entrance directly off Chapmans Road 
approximately mid-block on Lot 100 DP1286524 (40 – 80 Chapmans Road. The development 
concept site plan is shown in Attachment A.  
 
This report is required to support a development application to MidCoast Council and presents the 
findings of the traffic and parking assessment including the following: 
 
1. An outline of the existing situation in the vicinity of the site. 
2. An assessment of the impact of the proposed development including the predicted traffic 

generation and its impact on existing road and intersection capacities. 
3. Reviews parking, public transport, pedestrian, and cycle way requirements for the proposed 

development, including assessment against Council, Local Government Regulations, 
Australian Standards and Transport for NSW (TfNSW) standards and requirements; and 

4. Presentation of conclusions and recommendations. 
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2.0 SITE DESCRIPTION 
 
The subject site is shown in Figure 1 below. It is located on the southern and eastern sides of 
Chapmans Road, Tuncurry approximately 520 metres west of The Lakes Way.  The site is near 
Tuncurry racecourse and is approximately 2.7 km’s and 3.8 km’s north-east of the Tuncurry and 
Forster CBD areas, respectively. 
 
The site is currently vacant and is addressed as 40 – 80 & 82 Chapmans Road, Tuncurry. The 
property is titled Lot 100 DP1286524 & Lot 11 DP615229 and has a total area of approximately 
22.4 ha’s however the development footprint is only 18.2 ha’s.  The site is currently zoned R2 – 
Low Density Residential and C2 – Environmental Conservation pursuant to the Great Lakes LEP 
(2014).  The site currently is serviced by a 5-metre-wide sealed access crossing to Chapmans 
Road located approximately 400 metres west of Grandis Drive. The development site and the 
existing access from Chapmans Road are shown in Photographs 1 & 2 below. 
 

 

Figure 1 – Site Location 
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Photograph 1 – Development site from Chapmans Road  

 

Photograph 2 – Existing vehicular access from Chapmans Road 
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3.0 EXISTING ROAD NETWORK 
 

3.1 The Lakes Way 
 
The Lakes Way is part of the classified state road network (MR692) under the care and control of 
the TfNSW. It is a major sub-arterial road in the region connecting Forster to the Pacific Motorway 
at Nabiac to the north and south via the Lakes Way (MR111) to Bulahdelah. 
 
In the vicinity of the site The Lakes Way is a two-lane two-way urban road with sealed shoulders, 
grass verges and table drains along its length.  Travel lane widths are between 3.3 and 3.5 metres 
while sealed shoulders between 1 and 3 metres wide exists on both sides of the road. Additional 
turning lanes are provided at major intersections including at Chapmans Road which is constructed 
with both a right turn protected deceleration lane and a left turn protected deceleration lane i.e. 
(CHR/AUL). A 50 km/h speed limit applies to this section of road and at the time of inspection The 
Lakes Way was observed to be in good condition. Photograph 3 shows The Lakes Way near 
Chapmans Road.  
 

 

Photograph 3 – The Lakes Way south of Chapmans Road. 
 

3.2 Chapmans Road 
 
Chapmans Road near the site is a local collector road providing access to The Lakes Way at a 
give-way controlled T-intersection. The roads’ main function is to collect traffic from the residential 
areas west of The Lakes Way providing access to The Lakes Way as well as providing vehicular 
access to properties along its length. As a local road Chapmans Road is under the care and 
control of MidCoast Council.  Near the site it is a two-lane two-way sealed urban road with kerb 
and gutter along the developed sections of the road. The total sealed carriageway width near The 
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Lakes Way is approximately 9 metres which allows a single lane of travel in each direction as well 
as some on-street car parking. West of Grandis Drive, including along the site frontage Chapmans 
Road becomes a rural standard road with a pavement width of 7 metres with grassed table drains. 
A 50 km/h speed limit zone applies to this section of road and at the time of inspection Chapmans 
Road was observed to be in good condition. (See Photograph 4). 
 

 

Photograph 4 – Chapmans Road near Grandis Drive. 
 

3.3 Grandis Drive 
 
The roads’ main function is to collect traffic from the residential area south of Chapmans Road and 
west of The Lakes Way and distribute it to the sub-arterial road network at The Lakes Way as well 
as providing vehicular access to properties along its length. Intersect Traffic has collected evidence 
that indicates 35% of outbound traffic on Chapmans Road uses Grandis Drive to avoid the 
Chapmans Road / The Lakes Way intersection during peak traffic periods and connect to The 
Lakes Way at the signalised intersection of The Lakes Way and Grandis Drive. As a local road 
Grandis Drive is under the care and control of MidCoast Council.  Near the site it is a two-lane two-
way sealed urban road with kerb and gutter. The total sealed carriageway width is approximately 
11 metres which allows a single lane of travel in each direction as well as on-street car parking. A 
50 km/h speed limit zone applies to Grandis Drive and at the time of inspection Grandis Drive was 
observed to be in good condition. (See Photograph 5). 
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Photograph 5 – Grandis Drive near Chapmans Road. 
 

4.0 ROAD NETWORK IMPROVEMENTS 
 
It is understood that the intersection of The Lakes Way and Chapmans Road is to be upgraded in 
the future from a priority-controlled give way intersection to a roundabout.  This is to be funded by 
developer contributions for which the subject development will be liable.  Construction of the 
roundabout therefore will be dependant on the rate of contribution collection i.e. development in the 
area and with no certainty as to when the roundabout is to be constructed this upgrade has initially 
been ignored in this assessment. The roundabout will in future however increase the capacity of 
the local road network by providing additional capacity within the intersection. It is understood that 
a major residential development by Landcom is proposed on The Lakes Way opposite Chapmans 
Road which will require the upgrading of The Lakes Way / Chapmans Road intersection to a 
roundabout as well as the widening of The Lakes Way to a four-lane two-way road.  At this stage 
there is no clear timeframe known to the client for this work therefore for this assessment these 
works have been ignored. It is assumed however that this development would also be required to 
contribute to these works. 
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5.0 TRAFFIC VOLUMES 
 
Northern Transport Planning on behalf of Intersect Traffic undertook manual traffic counts at the Lakes 
Way / Chapmans Road give way-controlled T-intersection and The Lakes Way (Manning Street) / 
Grandis Drive / The Northern Parkway signalised cross intersection on Tuesday 13th August 2024.  
These counts were undertaken between 7 am – 9 am and 3 pm to 6 pm as they represent the periods 
when the peak road network traffic flows would occur. The peak hour periods identified by the count 
were 8 am – 9 am and 3.15 pm to 4.15 pm.  The results of these traffic counts are provided in 
Attachment B.  Further on request of the client Northern Transport Planning undertook traffic counts at 
The Lakes Way / Chapmans Road give way-controlled T-intersection and the entrance to Tuncurry 
Racecourse off Chapmans Road on January 20th, 2024, which coincided with a race meeting and 
school holiday traffic.  In terms of The Lakes Way / Chapmans Road intersection the peak traffic 
periods were 11.45 am to 12.45 pm and 3 pm to 4 pm. The results of these counts are also provided in 
Attachment B. 
 
The resulting two-way mid-block traffic volumes calculated from these counts for the weekday peaks 
are shown in Table 1 below with future 2034 traffic predicted using a 1.5 % per annum background 
traffic growth recommended by TfNSW.  Table 2 below shows the 2024 two-way mid-block peaks for 
the Saturday counts undertaken during the January school holidays when a race meeting was being 
conducted at the Tuncurry race course. These existing and future volumes have been adopted in this 
assessment. 
 

Table 1 – Existing and future weekday peak traffic volumes near the site. 

AM (vtph) PM (vtph) AM (vtph) PM (vtph)

The Lakes Way north of Chapmans Road 1461 1377 1696 1598

The Lakes Way south of Chapmans Road 1504 1435 1745 1665

Chapmans Road west of The Lakes Way 137 134 159 156

Grandis Drive south of Chapmans Road 85 126 99 146

2034 @ 1.5% p.a.

Road Section

2024

 
 

Table 2 – Peak Traffic volumes January school holidays plus race meeting. 

AM (vtph) Mid (vtph) PM (vtph)

The Lakes Way north of Chapmans Road 885 1387 1041

The Lakes Way south of Chapmans Road 919 1483 1098

Chapmans Road west of The Lakes Way 102 296 195

Tuncurry racecourse entry road 21 273 410

Road Section

2024

 
 
Intersect Traffic also undertook traffic counts at the Chapman’s Road / Grandis Drive intersection on 
Monday 19th June 2023 as a result of a Council RFI, to determine what percentage of Chapmans Road 
traffic was using Grandis Drive as an alternate route to and from town rather than using the Lakes Way 
/ Chapman’s Road intersection. These counts are also shown in Attachment B and showed 
approximately 35 % of outbound Chapmans Road traffic used this alternate route via Grandis Drive.  
The peak hour two-way mid-block traffic volumes on Grandis Drive were also determined to be up to 84 
vtph in the AM peak and 124 vtph in the PM peak from data sourced from TfNSW from the traffic 
detectors at the Lakes Way / Grandis Drive traffic signals.  The mid-block peaks for Grandis Drive are 
also included in Table 1. 
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6.0 ROAD CAPACITY 
 
The capacity of urban roads is generally determined by the capacity of intersections.  However, 
Table 4.3 of the RTA’s 'Guide to Traffic Generating Developments' provides some guidance on 
mid-block capacities for urban roads for a level of service (LoS) C. This table is reproduced below. 
 

 
Source: - RTA’s Guide to Traffic Generating Developments (2002). 

 
Based on this table it is considered that both The Lakes Way and Chapmans Road would have a 
two-way mid-block capacity of up to 1,800 vtph on the assumption that a LoS C or better was 
desirable on urban roads, as both are two-way undivided roads with single lane capacities of 900 
vtph.  However, as a major sub-arterial road it would still be acceptable for a LoS D to be operating 
on The Lakes Way which equates to a one lane capacity of 1,100 vtph per lane or a two-way mid-
block capacity of 2,200 vtph. 
 
However, in regard to a local road network (Chapmans Road) which may contain many residential 
dwellings it is considered that the environmental road capacity thresholds provided within Table 4.6 
of the RTA’s 'Guide to Traffic Generating Developments' (reproduced below) is of more relevance 
when considering the local road networks capacity to cater for additional traffic.   

 
Source: - RTA’s Guide to Traffic Generating Developments (2002). 

 
Chapmans Road and Grandis Drive as local collector roads would therefore have an 
environmental road capacity of up to 500 vtph. The road capacities adopted in this assessment for 
the sub-arterial and local road network impacted by this development are shown below in Table 3. 
 

Table 3 - Adopted Road Capacities 

Street 
Two Way Mid-Block Road 

Capacity  

The Lakes Way 2,200 vtph 

Chapmans Road 500 vtph 

Grandis Drive 500 vtph 
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From the traffic volume data provided in Section 5 above, for this assessment it can be seen that 
as existing peak traffic volumes for The Lakes Way, Chapmans Road and Grandis Drive are less 
than the determined road capacities (Table 2) there is existing spare capacity within the state and 
local road network to cater for additional traffic generated by developments in the area. 
 

7.0 ALTERNATE TRANSPORT MODES 
 

7.1 Public Transport 
 
Forster Buslines run public transport (bus) services in the area from Forster passing through 
Tuncurry with Town routes 303 & 304 (Stockland Forster – Forster – Tuncurry) as well as regional 
route 308 (Forster to Gloucester). The route locations are shown on the maps included as 
Attachment 3.  
 
The nearest bus stops to the site are located in Chapmans Road approximately 440 metres east of 
the proposed site entry (see Photograph 6) and on The Lakes Way 70 metres south of Chapmans 
Road. 
 

 

Photograph 6 – Existing Bus Stop on Chapmans Road 
  

7.2 Pedestrians & Bicycles 
 
There is no provision for cyclists on-road however a suitable shared pedestrian / bicycle path exists 
on the western footpath of The Lakes Way and the southern footpath of Chapmans Road to a 
location approximately 300 metres east of the proposed site entrance as shown in Photograph 5 
below. This footpath extends to the intersection of The Lakes Way and Grandis Drive 470 metres 
south of Chapmans Road. 
 
Beside the above shared pathway some concrete footpaths are provided within the residential 
estates around the site generally on one side of the road only however there is no real continuous 
network with footpaths appearing to be provided sporadically and haphazardly within the road 
network.
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8.0 DEVELOPMENT PROPOSAL 
 
The development proposal is to construct a 283-site manufactured home estate / lifestyle resort on 
existing vacant land at Lot 100 DP1286524 & Lot 11 DP615229, 40 – 80 & 82 Chapmans Road, 
Tuncurry.  
 
Specifically, the proposal includes the following: 

 Bulk earthworks. 

 Provision of a total of 283 long term manufactured home sites. 

 Community clubhouse facility and recreational facilities. 

 Internal road network with a ring road and nine internal roads. 

 New vehicular access to Chapmans Road approximately 470 metres west of Grandis Drive 
(70 metres west of existing site access). 

 48 on-site visitor car parking spaces including 4 accessible spaces within eight (8) separate 
car parking areas as well as 25 RV/caravan spaces within a storage area; and 

 Drainage and landscaping including provision of on-site detention basins. 
 
The development concept plans are shown in Appendix 1. 
 

9.0 TRAFFIC GENERATION 
 
As the Lifestyle Resort is to be an over 55’s resort the applicable traffic generation rate for the 
development has been sourced from the latest TfNSW data for seniors housing contained in their 
Technical Direction TDT 13/04. 
 
The rates nominated in this document for housing for seniors is as follows; 
 

Weekday Daily vehicle trips = 2.1 per dwelling; and 
Weekday Peak hour trips = 0.4 per dwelling. 

 
The seniors housing traffic rate is considered appropriate as car ownership rates for the Village will 
be similar to a seniors housing development and many of the occupants will be retired. Whilst the 
document states that while the morning peak hour site traffic does not coincide with the morning 
road network peak hour for this assessment it has been assumed that they do coincide.  This 
ensures a robust assessment of the traffic impacts of the development.  In justifying this rate 
reference is also made to survey work undertaken by Intersect Traffic at two lifestyle village resorts 
at Nelson Bay a similar tourist / retirement area as Tuncurry.  Intersect Traffic undertook traffic 
generation surveys at the entrances to these villages Ingenia Communities Latitude One Lifestyle 
Village and Hometown’s Sunrise Lifestyle Village at Anna Bay and Bobs Farm respectively. The 
resulting peak traffic generation rates at these Lifestyle Villages were found to be as follows; 
 

 Latitude One – 0.23 vtph per dwelling in the AM peak and 0.26 vtph per dwelling in the PM 
peak; and 

 Sunrise – 0.18 vtph per dwelling in the AM peak and 0.21 vtph per dwelling in the PM peak. 
 
Therefore, adoption of a peak hour traffic generation of 0.4 vtph per dwelling for this development 
will result in a robust worst-case assessment of the impact of the development. The peak hour 
traffic generation from the site therefore can be calculated as follows; 
 
AM & PM Peak Hour 
 
 Traffic Generation  = 0.4 vehicle trips per dwelling x 283 dwellings 
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    = 114 vtph. (rounded up) 
 
Daily Trips 
 
 Traffic Generation  = 2.1 vehicle trips per dwelling x 290 dwellings 
    = 595 vtpd.  
 

10.0 TRIP DISTRIBUTION 
 
Before considering the traffic impacts of the development, the traffic generated by the development 
needs to be distributed onto the local road network. In this regard assumptions need to be made in 
relation to origins and destinations of trips and the nature of the trips to and from the site.  
 
Based on likely origin / destinations for residents the assumptions used in distributing the traffic 
generated by the development are listed below.  
 
Weekday AM peaks & PM peaks 

 

 30% of trips will arrive / depart via The Lakes Way to the north. 

 70 % of trips will arrive / depart via The Lakes Way to the south. 

 In the AM 70% of the trips will be outbound and 30% of trips will be inbound; and 

 In the PM 70% of the trips will be inbound and 30% of the trips outbound. 

 35 % of outbound traffic will utilise the Grandis Drive route to The Lakes Way rather than 
use Chapmans Road. 

 
The resulting trip distribution onto the road network is therefore likely to be as shown below in 
Figure 2. 

 

Figure 2 – Development Traffic Distribution 
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11.0 TRAFFIC IMPACTS OF DEVELOPMENT 
 

11.1 Road Network Two-way Mid-Block Capacity 
 
It has previously been shown in Section 6 of this report that the local road network is currently 
operating well within its technical and environmental two-way mid-block capacity as relevant. The 
Lifestyle Resort is likely to generate the following additional traffic (maximum) on the local road 
network based on the trip distributions shown in Figure 3. 
 

 The Lakes Way – north of Chapmans Road – 34 vtph (AM and PM peak).  

 The Lakes Way – south of Chapmans Road – 51 vtph (AM peak) & 67 vtph (PM peak). 

 Chapmans Road – west of The Lakes Way – 114 vtph (AM peak & PM peak); and 

 Grandis Drive – west of Chapmans Road – 29 vtph (AM peak) & 13 vtph (PM peak). 
 
The addition of this traffic onto the 2024 two-way mid-block traffic volumes determined in Section 
5 will not result in the capacity thresholds for the local road network determined in Section 6 to be 
reached.  Even with the predicted 2034 two-way mid-block traffic volumes these road capacity 
thresholds are not reached.  This is demonstrated in Table 4 below. 
 
The post development traffic flows are lower than the determined road capacities through to at 
least 2034 and as such the local and state road network has sufficient spare capacity to cater for 
the proposed development, whilst maintaining suitable residential amenity for dwellings near the 
site. 
 

Table 4 - Road Capacity Assessment 

Capacity Development traffic

vtph AM (vtph) PM (vtph) AM (vtph) PM (vtph) AM PM

The Lakes Way north of Chapmans Road 1800 1495 1411 1730 1632 34 34

The Lakes Way south of Chapmans Road 1800 1555 1502 1796 1732 51 67

Chapmans Road west of The Lakes Way 500 199 240 273 270 114 114

Grandis Drive south of Chapmans Road 500 113 137 128 159 29 13

2024 2034 @ 1.5% p.a.

Road Section

 
 

11.2 Intersection Capacity 
 
The main intersections impacted by the development are The Lakes Way / Chapmans Road 
CHR/AUL give way-controlled T-intersection (see Photograph 7), The Lakes Way / Grandis Drive 
/ The Northern Parkway traffic signals and the site access off Chapmans Road. 
 
Traffic volumes on Chapmans Road and the site access are low and as such uninterrupted flow 
conditions would prevail at this intersection with little or no delay for motorists on Chapmans Road 
and the site entry.  No additional intersection analysis is required for the access. 
 
By observation traffic volumes on The Lakes Way are high enough for traffic using Chapmans 
Road, particularly those exiting Chapmans Road to be delayed therefore analysis of the impact of 
the additional traffic on this intersection is required to be undertaken using the SIDRA 
INTERSECTION 9 intersection modelling software. The Lakes Way / Grandis Drive / The Northern 
Parkway traffic signals will also be modelled in this assessment. The SIDRA INTERSECTION 9 
software package predicts likely delays, queue lengths and thus levels of service that will occur at 
intersections.  Assessment is then based on the level of service requirements of TfNSW shown 
below in Table 4.2 of RTA’s Guide to Traffic Generating Developments 2002.   
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Source: - RTA’s Guide to Traffic Generating Developments (2002). 

 
Assumptions made in this modelling were: 
 

 The intersection layouts will remain as per current conditions. 

 Traffic volumes used in the modelling were as described in Section 5 above. 

 Traffic generated by the development is distributed as per Figure 3. 

 Future traffic growth predicted using a 1.5 % per annum background traffic growth rate as 
recommended by TfNSW;  

 While observing The Lakes Way / Grandis Drive / The Northern Parkways signalised 
intersection during peak operating periods it was noted it was operating on a two-phase 
sequence with a cycle time of 120 seconds, and this was adopted in the modelling for the 
phasing and cycle time; and 

 When calibrating the model to reflect observed delays and queue lengths it was found the 
best calibration was with a gap acceptance for the right turn movement out of Chapmans 
Road of 6.0 seconds with a follow up headway of 3.5 seconds rather than the default 7 
seconds and 4 seconds respectively. 

 
The summarised results of the modelling with the worst average delays and LoS recorded for the 
sign-controlled intersection and the ‘all vehicles’ results for the signalised intersection are provided 
in Tables 5 & 6 below.  The full Sidra Movement Summary Tables are provided in Attachment D. 
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Photograph 7 – The Lakes Way / Chapmans Road give way T-intersection 
 

Table 5 – The Lakes Way / Chapmans Road – Sidra Results Summary 

Modelled Peak 
Degree of 
Saturation 

(v/c) 

Worst 
Average 
Delay (s) 

Worst Level of 
Service 

95% back of queue 
length (cars) 

2024 AM 0.477 35.3 C 0.3 

2024 PM 0.424 25.1 B 0.2 

2024 AM plus development 0.497 45.5 D 0.7 

2024 PM plus development 0.424 29.1 C 0.3 

2034 AM plus development 0.980 174.0 F 2.2 

2034 PM plus development 0.493 54.2 D 0.6 

 

Table 6 – The Lakes Way / Grandis Drive signals – Sidra Results Summary 

Modelled Peak 
Degree of 
Saturation 

(v/c) 

Average 
Delay (s) 

Average Level 
of Service 

95% back of queue 
length (cars) 

2024 AM 0.749 17.9 B 8.6 

2024 PM 0.609 21.7 B 14.1 

2024 AM plus development 0.780 20.1 B 9.2 

2024 PM plus development 0.642 22.0 B 15.6 

2034 AM plus development 1.248 54.4 D 25.3 

2034 PM plus development 0.760 26.5 B 21.8 
 
The modelling shows that The Lakes Way / Chapman’s Road intersection will operate satisfactorily 
during both the AM and PM peak periods post development with satisfactory degree of saturation 
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and queue lengths.  Average delay is also satisfactory for all movements except the right turn out 
movement from Chapman Road where motorists will experience long delays and difficulty in 
undertaking this movement.  The LoS on this movement changes from a satisfactory LoS C to LoS 
D at approximately 160 occupied sites in the development (see Attachment D) for Sidra 
Movement Summary Tables for 160 and 170 sites).  Therefore, it would be recommended that an 
intersection upgrade would be required upon occupation of 160 sites within the development to 
reduce the accident risk at the intersection.  With background traffic through to 2034 the delays for 
the right turn movement out of the Chapmans Road would continue to increase and as such so 
would the traffic accident risk.  
 
The Lakes Way / Grandis Drive traffic signals can accommodate the development traffic without 
any loss of average LoS at the intersection in both the AM and PM peak periods with the impact of 
the development being an increase in average delay by only 3 seconds and increased queue 
length being less than 2 vehicles.  With background traffic growth to 2034 the signals as currently 
phased would reach capacity in the AM peak but still operate satisfactorily in the PM peak.  
Therefore by 2034 TfNSW may need to review the phasing and cycle times for the signals and 
implement changes if required.  
 
It was noted during the community consultation undertaken for this project that many residents 
raised the issue at the signals of not being able to get through the signals from Grandis Drive 
within 1 cycle time during the school peak traffic periods.  Certainly, this is not obvious within the 
Sidra results obtained indicating that this is only likely to be occurring for a short time thus is not 
reflected in the peak hour period results.  There is however a perception of the residents of 
Grandis Drive that they are disadvantaged by the current phasing and cycling at the signals and 
TfNSW may consider reviewing the current operation of the signals to determine the extent of the 
problem and whether it needs to be remedied. 
 
There are three obvious options for upgrading The Lakes Way / Chapman’s Road intersection 
being as follows; 
 

1. Prohibit the right turn movement out of Chapman Road with channelisation works at the 
intersection. This option would work satisfactorily as there is an alternate route via Grandis 
Drive to The Lakes Way where southbound traffic could turn relatively safely at The Lakes 
Way / Grandis Drive traffic signals. This would be a relatively cheap and quick option to 
upgrade the intersection safety as a temporary measure until funding and further upgrading 
needs exist as a result of other development in the area.  However, it is unlikely to be 
popular with residents of Grandis Drive even though the additional traffic on Grandis Drive 
would not be sufficient for the traffic on Grandis Drive to exceed its environmental capacity 
thus identifying that the residential amenity for the residents of Grandis Drive would still be 
an acceptable level.   

2. Conversion of the intersection to a three-legged roundabout.  Sidra modelling has shown 
this upgrade would be extremely efficient and result in excellent levels of service and road 
safety.  It is however likely to be the most expensive option and would probably take the 
longest period to construct but would be efficient for both peak and non-peak periods.  It 
provides the best results for minimising delay and queuing for the main traffic flow on The 
Lakes Way; and 

3. Conversion of the intersection to signals co-ordinated with the signals at The Lakes Way / 
Grandis Drive intersection.  Again, a relatively expensive option it does have the advantage 
of improving pedestrian safety at the intersection by providing pedestrian phases within the 
signals. It would work efficiently during peak periods but would result in longer delays for 
the main traffic flow on The Lakes Way during non-peak periods.  These delays however 
would not be considered unsatisfactory. 

 
The three options have been modelled for the post development traffic through to 2034 and the 
summary results for the modelling shown below in Table 7 for The Lakes Way / Chapman Road 
intersection and Table 8 for The Lakes Way / Grandis Drive traffic signals.  When considering 
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prohibiting the right turn out of Chapmans Road it was assumed all the existing and development 
traffic would use Grandis Drive to access The Lakes Way and this is how this option was modelled. 
 

Table 7 – The Lakes Way / Chapmans Road upgrade options – Sidra Results. 

Modelled Peak 
Degree of 
Saturation 

(v/c) 

Worst 
Average 
Delay (s) 

Worst Level 
of Service 

95% back of 
queue length 

(cars) 

2024 AM + development - channelisation 0.477 9.3 A 0.1 

2024 AM + development - roundabout 0.580 10.2 A 2.4 

2024 AM + development - signals 0.597 6.3 A 9.2 

2034 AM + development - channelisation 0.554 10.4 A 0.1 

2034 AM + development - roundabout 0.676 11.1 A 3.4 

2034 AM + development - signals 0.687 11.1 A 16.8 

2024 PM + development - channelisation 0.424 12.6 A 0.1 

2024 PM + development - roundabout 0.499 12.6 A 1.5 

2024 PM + development – signals 0.631 6.4 A 5.8 

2034 PM + development - channelisation 0.493 16.6 B 0.2 

2034 PM + development - roundabout 0.579 15.5 B 2.0 

2034 PM + development - signals 0.759 7.5 A 9.2 

 

Table 8 – Lakes Way / Grandis Dr – Sidra Results (Chapmans Rd upgrade options). 

Modelled Peak 
Degree of 
Saturation 

(v/c) 

Worst 
Average 
Delay (s) 

Worst Level 
of Service 

95% back of 
queue length 

(cars) 

2024 AM + development - channelisation 0.850 27.4 B 10.6 

2024 AM + development - roundabout 0.780 20.1 B 9.2 

2024 AM + development - signals 0.928 24.5 B 10.0 

2034 AM + development - channelisation 1.229 68.4 E 24.7 

2034 AM + development - roundabout 1.248 54.4 D 25.3 

2034 AM + development - signals 1.264 68.6 E 28.3 

2024 PM + development - channelisation 0.675 25.1 B 17.4 

2024 PM + development - roundabout 0.642 22.0 B 15.6 

2024 PM + development – signals 0.814 21.1 B 15.7 

2034 PM + development - channelisation 0.811 30.9 C 24.8 

2034 PM + development - roundabout 0.760 26.5 B 21.8 

2034 PM + development - signals 0.875 26.2 B 22.9 

 
As Chapmans Road also connects to the entrance to Tuncurry Racecourse, Council has requested 
assessment of the impact of the development and race day traffic on The Lakes Way / Chapmans 
Road intersection. Historically the largest race day attendances at the Racecourse have occurred 
during the December / January school holiday period when many holiday makers increase the 
population of the area significantly. Therefore, Intersect Traffic arranged for traffic counts to be 
undertaken at The Lakes Way / Chapmans Road intersection on Saturday 20th January 2024 
which coincided with a school holiday race meeting. The counts determined the peak periods were 
11.45 am to 12.45 pm (Mid-day) hour and 5.45 pm to 6.45 pm (PM) hour.  The results for these 
peak periods are provided in Attachment B. The two-way mid-block peak traffic volumes for these 
periods are provided in Table 2 above in Section 5. 
 
The intersection operation during these periods has been analysed using the SIDRA Intersection 
model with the results shown below in Table 9. Being a weekend when traffic volumes historically 
are 75 % of weekday traffic the traffic generation from the development site has been assumed as 
75% of peak volumes.  The AM peak traffic generation for the development have been assigned to 
the mid-day traffic counts for the exercise which again ensures a robust assessment. The Sidra 
Movement Summary sheets for this modelling are provided in Attachment D. 
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Table 9 – The Lakes Way / Chapmans Road Holiday Raceday – Sidra Results. 

Modelled Peak 
Degree of 
Saturation 

(v/c) 

Worst 
Average 
Delay (s) 

Worst Level 
of Service 

95% back of 
queue length 

(cars) 

2024 Mid 0.413 34.7 C 1.4 

2024 PM 0.312 10.0 A 1.4 

2024 Mid plus development 0.560 39.9 C 2.0 

2024 PM plus development 0.343 10.7 A 1.6 

2034 Mid plus development 1.042 169.1 F 7.9 

2034 Mid plus development - roundabout 0.560 11.3 A 5.5 

2034 Mid plus development - signals 0.789 22.4 B 15.6 

2034 PM plus development 0.463 13.6 A 2.4 
 
The modelling showed that the intersection continued to operate satisfactorily during the peak 
traffic periods post development on a holiday race day however with background traffic growth the 
intersection failed in the mid-day peak period prior to 2034. However, with a suitable intersection 
upgrade prior to 2034 the intersection would continue to operate satisfactorily beyond 2034. 
 
Overall, this intersection analysis has determined that; 

 The Lakes Way / Chapmans Road intersection will need to be upgraded prior to more than 
160 sites being provided within the proposed development; and 

 Cycle and phase changes may be required prior to 2034 at The Lakes Way / Grandis Drive 
/ The Northern Parkway traffic signals. 

 
Based on the analysis undertaken it is considered the most efficient option for both peak hour and 
non-peak hour periods would be the construction of a single lane roundabout at The Lakes Way / 
Chapmans Road intersection as it minimises both delays and queuing on the local and state road 
network. It would also perform a traffic calming function for traffic entering Tuncurry from the north 
and reduce the impact of the development on Grandis Drive. However, noting Council is already 
collecting developer contributions for the roundabout, if there were insufficient funding for the 
roundabout then channelisation of the intersection to prohibit the right turn movement out of 
Chapmans Road could be considered due to the availability of an alternate and safer connection to 
The Lakes Way via Grandis Drive.  It would however be recommended on the basis of it being 
temporary works until such time as funding for a roundabout was available. 
 
If Council was to condition the roundabout on this development’s consent, then there will need to 
be an agreement between Council and the developer in regard to payment of developer 
contributions as works in kind and payment to the developer of future monies collected for the 
roundabout for the requirement to be considered fair and reasonable as required by the 
Environmental Planning and Assessment Act. 
 
The requirement for provision of the intersection upgrade prior to there being more than 160 sites 
provided in the development is likely to mean that the upgrade will not be required until 
approximately 2027 providing sufficient time for Council or the developer to plan, design and 
construct the roundabout. 
 
It is therefore concluded that subject to The Lakes Way / Chapmans Road intersection being 
suitably upgraded prior to more than 160 sites being occupied within the development the 
proposed development would not adversely impact on the local and state road network. 
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11.3 Access  
 
The proposed development is to be accessed directly from Chapmans Road approximately 470 
metres west of Grandis Drive.  Access to the site and individual sites would be required to meet the 
requirements of the Local Government (Manufactured Home Estates, Caravan Parks, Camping 
Grounds and Moveable Dwellings) Regulation 2021 as well as Australian Standard AS2890.1-2004 
Parking facilities Part 1: Off-street car parking.   
 
In regard to the regulation the important requirements and an assessment of compliance are: 
 

 A dwelling site must have access to an access road – Proposal is compliant. 

 An entry road to a manufactured home estate must be a minimum of 8 metres wide. In the 
case of a divided entrance and exit road the width of the sealed road on either side of the 
median must be at least 5 metres. – Proposal is compliant. 

 The width of an access road (internal) must be 6 metres for two-way flow or 4 metres for 
one way flow and one way flow needs to be indicated by a conspicuous sign.  The proposal 
complies with this requirement as all roads are 6 metres wide except for the perimeter road 
which is 8 metres wide therefore suitable for two-way flow. 

 
Overall, it is therefore considered reasonable to conclude the proposed internal access roads are 
suitable for two-way flow of vehicles.   
 
Sight distance along Chapmans Road at the proposed new access would comply with Austroads 
requirements for a public road intersection being greater than 97 metres for a 50 km/h speed 
zoning (Table 3.2 of Guide to Road Design Part 4A – Unsignalised and signalised Intersections 
(2020)).  By observation on site the sight distance at this access is in excess of 200 metres and 
thus compliant with Austroads requirements.  
 
Chapmans Road is also to be upgraded to Mid-Coast Council’s requirement as part of the 
development works ensuring the connection to the site from the existing kerb and guttered section 
of Chapmans Road is kerb and guttered on the southern (development) side of the road and that 
half road construction 4 metres wide is undertaken for this section of road. 
 
Therefore, it is considered the proposed access arrangements to the site and within the site are suitable 
being compliant with Austroad, Council and Local Government Regulations requirements. 

 

11.4 Off-Street Parking 
 
The proposed development will generate an on-site parking demand.  Therefore, on-site parking in 
accordance with the Local Government (Manufactured Home Estates, Caravan Parks, Camping 
Grounds and Moveable Dwellings) Regulation 2021 will need to be provided.  The relevant 
requirements within the Regulation are: 
 
Resident Parking 
 
1 resident parking space per dwelling site 
 
Visitor Parking  
 
For developments with more than 105 sites – 20 spaces plus 1 space per every 7 sites above 140 
sites. 
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Accessible Parking 
 
1 visitor accessible parking space per 100 sites or fraction of 100 sites 
 
Resident and visitor parking is to be 6.1 metres x 2.5 metres while the accessible visitor car parks 
are to comply with Australian Standard AS2890.6-2009 Parking facilities Part 6: Off-street parking 
for people with disabilities. 
 
Noting that on completion of the development a total of 283 long term sites would exist within the 
park the following on-site parking is required to be provided to meet the regulation: 
 

 Resident Parking – 283 car parks 

 Visitor Car Parking – 41 car parks 

 Accessible Visitor Car Parking 283 / 100 = 2 - 3 accessible car parks (within the 41 visitor 
car parks to be provided). 

 
On examination of the plans, it was found that the development is compliant: 
 

 As each site has an area in excess of 150 m2 it is considered there is sufficient room on 
each site to provide an on-site resident car park; and 

 More than 283 resident car parking spaces will been provided as some future manufactured homes 
will have double garages; and 

 48 visitor car parking spaces including 4 accessible spaces are shown on the plans as well as a 
storage area for up to 25 caravans / RVs.  

 
Therefore, the plans show that the development is more than compliant with the caravan park 
regulations. Whilst not dimensioned there is adequate space for the visitor (including accessible) 
car parking spaces to be provide on-site to the dimensioned requirements and this can be 
conditioned on the consent. 
 
It is therefore concluded that in regard to on-site car parking the proposal would meet the 
requirements of the Local Government (Manufactured Home Estates, Caravan Parks, Camping 
Grounds and Moveable Dwellings) Regulation 2021. 
 

11.5 Servicing 
 
The site will be serviced by a medium rigid sized waste collection vehicle that can enter the site in 
a forward direction and proceed to collect bins from in front of each site before exiting the site in a 
forward direction. Therefore, on assessment it is concluded that the servicing arrangements for the 
proposed Lifestyle Resort are satisfactory. 
 

12.0 PEDESTRIAN FACILITIES 
 
The proposed development may generate some external pedestrian traffic. Therefore, it is 
considered there is sufficient nexus for the development to be required to extend the existing off-
road shared pathway (pedestrian and cycle) on the southern side of Chapmans Road to the site.  
Internal pedestrian paths will also need to be provided to facilitate the safe passage of pedestrians 
around the site. 
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13.0 ALTERNATE TRANSPORT MODE 
FACILITIES 

 
The proposed development may generate an increased demand for public transport however it is 
not expected that this demand would be sufficient to require changes to the existing public 
transport in the area. It is concluded that no changes to the existing public transport services is 
required as a result of this development and no additional infrastructure would be required.  
However, it is also considered that the provision of a private bus shuttle within the development is 
likely to be of particular benefit to residents and should be considered by the operator of the 
Lifestyle Resort. 
 
The development will not generate any significant additional bicycle traffic therefore no nexus for 
the provision of additional cycle ways in the vicinity of the site is necessary as a result of the 
development noting that it is recommended that the off-road shared pathway in Chapmans Road 
be extended to the site. 
 

14.0 CONCLUSIONS 
 
This traffic and parking assessment for a proposed manufactured home estate / lifestyle resort on 
Lot 100 DP1286524 & Lot 11 DP615229, 40 – 80 & 82 Chapmans Road, Tuncurry has determined 
the following: 
 

 Current traffic volumes on the local and state road network are below the technical and 
environmental mid-block capacities of the roads and as such there is spare capacity within 
the road network to cater for development in the area. 

 It is expected that the additional traffic generated by the development will be up to 114 vtph 
in the AM and PM peak or 595 vtpd. 

 The local road network has sufficient spare two-way mid-block capacity to cater for the 
additional development traffic without adversely impacting on current level of service (LoS) 
experienced by motorists on the road network or the residential amenity for adjoining 
residences. 

 SIDRA Intersection modelling has shown that The Lakes Way / Chapmans Road 
intersection will need to be upgraded prior to more than 160 sites being provided within the 
proposed development; and cycle and phase changes may be required prior to 2034 at The 
Lakes Way / Grandis Drive / The Northern Parkway traffic signals. 

 Based on the analysis undertaken it is considered the most efficient option for both peak 
hour and non-peak hour periods would be the construction of a single lane roundabout at 
The Lakes Way / Chapmans Road intersection as it minimises both delays and queuing on 
the local and state road network. It would also perform a traffic calming function for traffic 
entering Tuncurry from the north and reduce the impact of the development on Grandis 
Drive. 

 Noting Council is already collecting developer contributions for the roundabout, if there 
were insufficient funding for the roundabout then channelisation of the intersection to 
prohibit the right turn movement out of Chapmans Road could be considered due to the 
availability of an alternate and safer connection to The Lakes Way via Grandis Drive.  It 
would however be recommended on the basis of it being temporary works until such time 
as funding for a roundabout was available. 

 If Council was to condition the roundabout on this development’s consent, then there will 
need to be an agreement between Council and the developer in regard to payment of 
developer contributions as works in kind and payment to the developer of future monies 
collected for the roundabout for the requirement to be considered fair and reasonable as 
required by the Environmental Planning and Assessment Act. 
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 Therefore, subject to The Lakes Way / Chapmans Road intersection being suitably 
upgraded prior to more than 160 sites being occupied within the development the proposed 
development would not adversely impact on the local and state road network. 

 The proposed Landcom development on The Lakes Way near Chapmans Road has the 
potential to accelerate the upgrading of The Lakes Way / Chapmans Road intersection 
therefore this development may only be required to contribute to the road upgrading 
requirements in accordance with a suitable contributions plan. 

 The proposed access arrangements to the site and within the site are suitable being compliant 
with Austroad, Council and Local Government Regulations requirements. Chapmans Road from 
Grandis Drive to the site access will need to be upgraded to Mid-Coast Council requirements to 
provide kerb and gutter on the southern (frontage) side of the development and to extend the 
existing shared pathway through to the site access. 

 In regard to on-site car parking the proposal would meet the requirements of the Local 
Government (Manufactured Home Estates, Caravan Parks, Camping Grounds and 
Moveable Dwellings) Regulation 2021. 

 Waste collection vehicles would be able to enter the site in a forward direction and collect 
bins from in front of sites before exiting the site in a forward direction.  Therefore, the site is 
able to be safely and conveniently serviced for waste collection. 

 There is sufficient nexus for the development to be required to extend the existing off-road 
shared pathway (pedestrian and cycle) on the southern side of Chapman Street to the site.  
Internal pedestrian paths will also need to be provided to facilitate the safe passage of 
pedestrians around the site. 

 No changes to the existing public transport services are required as a result of this 
development and no additional infrastructure would be required.  However, it is also 
considered that the provision of a private bus shuttle within the development is likely to be 
of particular benefit to residents and should be considered by the operator of the Lifestyle 
Resort; and 

 No nexus for the provision of additional cycle ways in the vicinity of the site is necessary as 
a result of the development noting that it is recommended that the off-road shared pathway 
in Chapmans Road be extended to the site. 

 

15.0 RECOMMENDATION 
 
Having carried out this traffic and parking assessment for a proposed manufactured home estate / 
lifestyle resort on Lot 100 DP1286524 & Lot 11 DP615229, 40 – 80 & 82 Chapmans Road, 
Tuncurry it is recommended that the proposal can be supported from a traffic and parking impact 
perspective as it will not adversely impact on the local and state road network and complies with all 
relevant MidCoast Council, Australian Standard, Austroad and TfNSW requirements as well as 
Local Government (Manufactured Home Estates, Caravan Parks, Camping Grounds and 
Moveable Dwellings) Regulation 2021. 
 

 
JR Garry BE (Civil), Masters of Traffic 
Director 
Intersect Traffic Pty Ltd  
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13/8/2024 - THE LAKES WAY / CHAPMANS RD, TUNCURRY

Summary:

8:45 <<<  HOUR ENDING Tuesday THE LAKES WAY / CHAPMANS RD

1479 Total Light Vehicles Quality Surveys

72 Total Heavy Vehicles 253915

0 Total Pedestrians

THE LAKES WAY

9 0

6 5

24 820

CHAPMANS RD 0 39

1 23 0

2 30 0

0

7

523 Light Vehicles

32 Heavy Vehicles

0 Pedestrians

1 32

59 523

3 4

8 0

TO GRANDIS DVE

THE LAKES WAY
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12/8/2024 - THE LAKES WAY / CHAPMANS RD, TUNCURRY

Summary:

16:00 <<<  HOUR ENDING Monday THE LAKES WAY / CHAPMANS RD

1414 Total Light Vehicles Quality Surveys

59 Total Heavy Vehicles 253915

0 Total Pedestrians

THE LAKES WAY

9 0

6 5

14 548

CHAPMANS RD 1 25

1 23 0

2 28 0

0

7

735 Light Vehicles

31 Heavy Vehicles

0 Pedestrians

2 31

66 735

3 4

8 0

TO GRANDIS DVE

THE LAKES WAY

 
 

13/8/2024 - THE LAKES WAY / GRANDIS DVE, TUNCURRY Summary: THE LAKES WAY / GRANDIS DVE

1919 Total Light Vehicles

9:00 <<<  HOUR ENDING Tuesday 85 Total Heavy Vehicles

34 Total Pedestrians

Quality Surveys

TO CHAPMANS RD THE LAKES WAY 253915

16 13

12 11 10

3 755 118

0 30 8

1 7 0

2 10 0 THE NORTHERN PARKWAY
3 103 2

0 1

13 15

1 30 9

0 6 8

GRANDIS DVE 10 108 7

0 30 4

28 523 228

4 5 6 523 Light

14 20 30 Heavy

13 Pedestrians

THE LAKES WAY

N
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13/8/2024 - THE LAKES WAY / GRANDIS DVE, TUNCURRY Summary: THE LAKES WAY / GRANDIS DVE

1882 Total Light Vehicles

8:45 <<<  HOUR ENDING Tuesday 82 Total Heavy Vehicles

36 Total Pedestrians

Quality Surveys

TO CHAPMANS RD THE LAKES WAY 253915

16 13

12 11 10

2 722 130

0 27 9

1 12 0

2 13 0 THE NORTHERN PARKWAY
3 86 2

0 1

13 15

1 26 9

0 6 8

GRANDIS DVE 10 93 7

0 29 4

21 545 226

4 5 6 545 Light

14 22 29 Heavy

13 Pedestrians

THE LAKES WAY

N
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20/1/2024 - THE LAKES WAY / CHAPMANS RD, TUNCURRY

Summary:

12:45 <<<  HOUR ENDING Saturday THE LAKES WAY / CHAPMANS RD

1560 Total Light Vehicles Quality Surveys

23 Total Heavy Vehicles 243801

0 Total Pedestrians

THE LAKES WAY

9 0

TO RACECOURSE ENTRY
6 5

71 684

CHAPMANS RD 4 5

1 24 1

2 57 2

0

7

589 Light Vehicles

9 Heavy Vehicles

0 Pedestrians

2 9

135 589

3 4

8 0

THE LAKES WAY
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20/1/2024 - THE LAKES WAY / CHAPMANS RD, TUNCURRY

Summary:

16:00 <<<  HOUR ENDING Saturday THE LAKES WAY / CHAPMANS RD

1146 Total Light Vehicles Quality Surveys

21 Total Heavy Vehicles 243801

2 Total Pedestrians

THE LAKES WAY

9 1

TO RACECOURSE ENTRY
6 5

28 468

CHAPMANS RD 3 3

1 36 2

2 44 0

1

7

492 Light Vehicles

9 Heavy Vehicles

0 Pedestrians

4 9

78 492

3 4

8 0

THE LAKES WAY
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20/1/2024 - THE LAKES WAY / CHAPMANS RD, TUNCURRY

Summary:

18:45 <<<  HOUR ENDING Saturday THE LAKES WAY / CHAPMANS RD

916 Total Light Vehicles Quality Surveys

38 Total Heavy Vehicles 243801

1 Total Pedestrians

THE LAKES WAY

9 0

TO RACECOURSE ENTRY
6 5

13 301

CHAPMANS RD 0 6

1 127 12

2 172 7

1

7

245 Light Vehicles

5 Heavy Vehicles

0 Pedestrians

8 5

58 245

3 4

8 0

THE LAKES WAY

 
 

20/1/2024 - CHAPMANS RD / RACECOURSE ENTRY, TUNCURRY

Summary:

13:45 <<<  HOUR ENDING Saturday CHAPMANS RD / RACECOURSE ENTRY

287 Total Light Vehicles Quality Surveys

16 Total Heavy Vehicles 243801

9 Light Vehicles 0 Total Pedestrians

0 Heavy Vehicles

0 Pedestrians RACECOURSE ENTRY

9 0

0 6

2 52 TO THE LAKES WAY

CHAPMANS RD 6 5

1 9 0

2 9 0

0 0

7 8

10 194 4

0 21 3

CHAPMANS RD
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20/1/2024 - CHAPMANS RD / RACECOURSE ENTRY, TUNCURRY

Summary:

18:45 <<<  HOUR ENDING Saturday CHAPMANS RD / RACECOURSE ENTRY

393 Total Light Vehicles Quality Surveys

31 Total Heavy Vehicles 243801

9 Light Vehicles 1 Total Pedestrians

0 Heavy Vehicles

0 Pedestrians RACECOURSE ENTRY

9 0

0 23

10 326 TO THE LAKES WAY

CHAPMANS RD 6 5

1 3 0

2 9 0

0 1

7 8

8 40 4

0 5 3

CHAPMANS RD
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Sidra Summary Tables 
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