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1. Introduction 
1.1 General 

StreetWise Road Safety and Traffic Services have been engaged by Land Dynamics Australia 
Consultants Pty Ltd to prepare a Traffic Impact Assessment (TIA) report for an Over 55s 
Manufactured Housing Estate (MHE) Lifestyle Community development at Browns Lane, North 
Tamworth (Lot 39 DP 22919 & Lot 349 DP753848).  
 
The site is located approximately 6.5 kilometres north-west of the Tamworth CBD,  and located within 
the Tamworth Regional Council local government area. 
 

 
Figure 1.1  Locality Plan   

 

 
Figure 1.2   Site Plan – Development Site  
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1.2 Description of Project 
This TIA will assess a proposed Over 55s MHE development to be constructed on a 13.687ha site at 
North Tamworth. The site is bounded by Manilla Road to the west and Browns Lane to the north. The 
site is located within a generally rural residential area, with large properties surrounding the site.  
 
The proposed development includes 218 residential MHE units, internal access roads, services, 
stormwater detention basins, carparking, reception area, administration rooms, gymnasiums, pools, 
bowling green, clubhouse, worksheds and maintenance area, caravan storage and sales office. 
Access to the site is proposed from Browns Lane. It is likely the development will be constructed and 
released in stages over a period of around 10 years.   
 
This report relates to the impacts of the development-generated traffic on the local road network.  
 

1.3 Scope of this Traffic Impact Assessment  
The following is the scope of this Traffic Impact Assessment: 

• Assess the impacts on the local road network of the increased traffic generation 
• Assess and quantify the likely traffic generation, in terms of the number of vehicle trips during 

peak hours, number of trips per day and types of vehicle users. 
• Assess and quantify the likely 85th percentile (time – weighted) parking demand. Assess / 

determine Pedestrian Access and Public Transport needs. 
• Assess the road network to identify hazards, areas requiring increased maintenance or areas 

where efficiency is likely to be degraded. 
• Assess existing intersections, and any requirements for upgrade  

 
2. Local Road Network 
The proposed development is located on the southern side of Browns Lane. 

 
Fig 2.1    Local road network – Hallsville 

2.1.1 Browns Lane 
Browns Lane is approximately 6.23km long, and runs generally east-west, and is intersected by 
Manilla Road. The eastern end commences at the northern edge of the Tamworth CBD, and runs 
through a relatively new urban residential precinct. The speed limit is 50kmh through this section. 
The landuse changes to cleared paddocks and rural residential dwellings in the vicinity of the 
proposed development. The speedzone also increases to 60kmh through the rural (southern) section.  
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Browns Lane continues on the western side of Manilla Road for approximately 1.40kms. The landuse 
on the western side is rural residential with some equine and farming activities.  In the vicinity of the 
proposed development, Browns Lane, the sealed roadway is approximately 7 - 8m wide. No 
linemarking or delineation was observed. As can be seen from Figure 2.2 below, Browns Lane also 
includes , with minimal shoulders and tall grassed verges across the frontage of the site.  
 
Across the frontage of the proposed development, Browns Lane has a generally straight alignment, 
but also includes an elongated ‘S’-shaped curve near the western boundary of the site. The road also 
grades uphill from Manilla Road to a crest at the eastern boundary of the site. 
 

 
Fig 2.2   Browns Lane, looking west across frontage of proposed development 

 
2.1.2 Manilla Road 

Fossickers Way is a series of country roads located in the Northern Tablelands region of New South 
Wales, Australia that form a 379-kilometre scenic and tourist drive. The section of road between 
Manilla and Tamworth (45kms) is a classified road (B95) and is known as Manilla Road.  
 
In the vicinity of the proposed development, the sealed road which is approximately 10m wide with 
3.5m wide lanes, and sealed shoulders. The road widens through the intersection, allowing 
southbound traffic to veer around any vehicle queuing to turn right into Browns Lane. However, the 
northbound lane has a significant ‘drop off’ at the edge of seal, with a number of vehicles observed 
to reduce speed or stop behind right turning vehicles (Figure 2.3). Delineation includes linemarked 
centreline, edgelines and white guideposts.  
 
This section of Manilla Road is signposted as an 80kmh speedzone. The speedzone increases to 
100kmh approximately 500m west of the intersection.  

https://en.wikipedia.org/wiki/Northern_Tablelands
https://en.wikipedia.org/wiki/New_South_Wales
https://en.wikipedia.org/wiki/New_South_Wales


 
LOT 39 DP22919 & LOT 349 DP753848      Traffic Impact Assessment  
Browns Lane, North Tamworth                                                                                                  Proposed MHE Lifestyle Community 
______________________________________________________________________________________________________ 

Page 7 of 57 
                                                                                                    Date 25/11/2024 
  

 
Fig 2.3   Manilla Road, looking south at edge of seal at intersection   

 
2.1.3 Intersection of Browns Lane & Manilla Road 

The intersection of Browns Lane and Manilla Road is a 4-way intersection, with Browns Lane being 
the minor side road. There is currently minimal widening and sealed shoulder on Manilla Road to 
allow through traffic to pass any vehicle slowing, queuing or turning right into both sides of Browns 
Lane. However, StreetWise noted some vehicles stopping behind vehicles waiting to turn right into 
the eastern side of Browns lane, while others veered wider onto the unsealed shoulder.  
 
The intersection is controlled by Give Way signs and hold lines on both sides of Browns Lane, which 
gives priority to traffic on Manilla Road. The intersection does not include any streetlighting.  
 

 
Fig 2.4   Existing intersection of Browns Ln & Manilla Rd (Aug 2024) 

 
The speedzone on Manilla Road, in the vicinity of the Browns Lane intersection, is 80kmh. The 
required Safe Intersection Sight Distance (SISD) in an 80kmh speedzone is 181m. Given the flat 
terrain and straight road alignments, the required 181m is available (see Figure 2.5 below).  
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Fig 2.5   Looking north (L) & south (R) at Manilla Road from Browns Lane   

 
2.1.4 Heavy Vehicle Routes 

Figure 2.6 below shows approved heavy vehicle route in the vicinity of the proposed development. 
Manilla Road is suitable for vehicles up to 25/26m B-doubles. Browns Lane is not currently approved 
for use by heavy vehicles.  

 
Fig 2.6   Approved heavy vehicle routes near Hallsville (TfNSW website)  

 

3. Existing Traffic Volumes 
3.1 Intersection of Browns Lane & Manilla Road 

StreetWise undertook a manual traffic count at the intersection of Manilla Road and Browns Lane at 
North Tamworth (Hallsville) on Tuesday 11th and Wednesday 12th of September 2024. The count 
covered a 2 hour period in the morning and afternoon and determined the AM and PM peak hours 
through the intersection. 
 
The AM peak period was 7:30 – 8:30am, and the turn movements and volumes are shown below 
(Figure 3.1).  There was a total of 545 vehicle movements through the intersection during the morning 
peak hour, of which 23 were heavy vehicles (4.2%).  
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Figure 3.1 – Summary of AM peak hour movements   

 
The PM peak period was 3:30 – 4:30pm, and the turn movements and volumes are shown below 
(Figure 3.2). There was a total of 548 vehicle movements through the intersection during the peak 
hour, of which 19 were heavy vehicles (3.5%).  
 

 
Figure 3.2 – Summary of PM peak hour movements   

 

   
Figure 3.3 – Browns Lane intersection plan showing existing peak hour movements 

 
 
Based on the volumes shown above, and multiplying the average peak hour numbers by 10, the 
approximate AADT of the local roads in the vicinity of the development are:  
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Figure 3.4 – Approximate AADT of local roads 

 
An annual traffic growth rate of 1% has been adopted for this assessment. Recent (Dec 2022) traffic 
data provided by TfNSW for Fossickers Way to the south of Browns Lane (i.e. towards Tamworth) 
indicated the AADT is 5302 (both directions).  
 

4. Traffic Generated By Development 
4.1 Traffic Generation Rate 

There are generally 2 main guidelines for determining traffic generation from various development 
types:   

• Council’s Development Control (Tamworth Regional Council DCP – 2010) 
• Transport for New South Wales ‘Guide to Traffic Generating Developments’ 

  
In this case, Council’s DCP does not provide any traffic generation rates for various development 
types.  
 
The TfNSW ‘Guide to Traffic Generating Developments’ includes trip generation rates for a variety of 
development types. However, the guide does not include a rate for Manufactured Housing Estates 
but recommends assessing a similar development in the vicinity of the subject site.  
 

4.1.1 Ocean Club Resort, Lake Cathie 
The Ocean Club Resort at Lake Cathie was selected as a comparative development to assess the 
traffic volumes and patterns generated, as this development is located close to Port Macquarie (Port 
Macquarie Hastings LGA).  
 
A full day observation count was completed Thursday 28th June 2017 to determine a traffic 
generation rate to be used in the Traffic Impact Assessment. At the time, the Ocean Club Resort had 
155 units occupied, which generated 3.6 vehicle trips per house / lot per day and a weekday average 
peak hour rate of 0.37 per unit. Figure 4.1 below shows a summary of the hourly traffic generation 
rates at the Ocean Club Resort. As can be seen from the chart, the main flow of traffic was generally 
spread over the mid-morning to early afternoon period with a peak period between 12:15pm to 
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1:15pm i.e. peak traffic movements generated by MHE developments are generally outside normal 
peak periods within the local road network.  
 

 
Fig. 4.1 Ocean Club Resort Traffic Flow Data (Thursday 28.07.17) 

 
4.1.2 ‘Monterey’ Over 55s Community, Kendall NSW 

StreetWise undertook an all-day traffic count at ‘Monterey’ Over 55s development at Batar Creek 
Road, Kendall. The ultimate development, when completed, will have 200 units, but at the time of the 
traffic count, 32 units were occupied. StreetWise counted 121 movements in & out of the site between 
7:00am and 5:00pm, which equates to approximately 3.7 trips per unit per day. It should be noted 
that this number is likely inflated by work vehicles connected with ongoing construction at the site.  
 

4.1.3 Other sites 
StreetWise have prepared traffic assessments for a number of Over 55s development at a range of 
locations including Port Macquarie, Cessnock and Maclean, and utilised the traffic generation rate of 
3.6 trips per unit per day, which has been accepted by numerous councils.   
 

4.2 Future Traffic Generation  
The design plans provided to StreetWise indicate that a total of 218 233 units are proposed as part 
of the development. Therefore, the traffic movements to be generated by the development will be: 

Total daily trips 
218 units X 3.6 trips per day = 785 (781.2) 
Peak hour trips 
218 units X 0.36 trips per hour =  79 (78.48) 

  
 Note: The design plans were amended during the preparation of this report. The changes resulted in 
the total number of MHE units were reduced from 233 to 218. However, the SIDRA modelling was 
based on the original 233 MHE units (generating total daily trips of 839 & 84 peak hour trips). 
   

4.3 Traffic Assignment   
All future traffic generated by the development will access the site via the proposed entry off Browns 
Lane. It is then assumed that the majority of future traffic from the development will head south 
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towards the Tamworth CBD.  Traffic movements are likely to be split between turning left towards 
Manilla Road or right via Browns Lane – say 70% left and 30% right.  
 
The following assumptions have been adopted when considering the distribution of the traffic to be 
generated by the proposed development.  

• AM peak hour – 70% out and 30% in 
• PM peak hour – 30% out and 70% in 
• Outbound trips - 70% to the west, 30% to the east (similar ratio for inbound trips) 
• At Manilla Road – 95% to south (to Tamworth), 5% to north   
• Full development may occur within 10 years i.e. 2034.  

 
Note that peak trips generated by the proposed development have been assigned to the AM 
and PM peak hours in the local road network, even though it is shown that the peak volumes 
generated by a MHE development are generally in the middle of the day.  
 
Based on the assumptions above, and assuming the peak hour will see 78 peak hour trips generated 
by the fully completed and occupied MHE development. The estimated distribution of traffic to and 
from the site is shown in Figure 4.2 below. 
 

 
Fig. 4.2 Estimated peak hour trips to & from proposed development  

 
4.4 Impacts on Local Road Network  

As discussed above, the proposed development, when completed and fully occupied, will generate 
an additional 785 vehicle trips per day, including 79 per hour during peak times. Figure 4.2 above 
shows the distribution of trips generated by the development throughout the local road network. 
StreetWise consider the majority of impacts will be on Browns Lane and Manilla Road, but traffic is 
likely to spread quickly and minimise impacts outside of these roads.  
 

4.4.1 Browns Lane  
The existing traffic volumes on Browns Lane are relatively low. StreetWise’s manual traffic count 
indicated the daily total is approximately 1000 vehicles, with a total of 108 trips during the AM peak 
hour and 85 during the PM peak.  
 
As can be seen from Figure 4.2 above, the future development will add an extra 79 trips an hour at 
peak times onto Browns Lane. However, it should be noted that the peak traffic generation from a 
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lifestyle community are generally during the middle of the day, with only a small number of trips 
generated during the peak times on the local road network.  
 
The existing sealed road width of Browns Lane is approximately 7 - 8m, with minimal width shoulders. 
Figure 4.4 below indicates Browns Lane currently operates at a Level of Service of ‘A’, and has 
adequate capacity to cater for the additional traffic to be generated by the proposed development, 
with no significant reduction in efficiency or safety.  
 
However, the existing roadway is not wide enough to cater for the relatively high number of future 
turn movements in & out of the proposed development. It is recommended that the northbound side 
of Browns lane be increased to a minimum of 6m, and a BAR / BAL intersection be provided at the 
future entry, which would allow northbound vehicles to pass any future vehicle slowing, queuing or 
turning into the development site (see Section 4.5 below).  
 

4.4.2 Manilla Road  
The existing traffic volumes on Manilla Road are moderate. StreetWise’s manual traffic count 
indicated the daily total is around 5000 vehicles, with a total of 500 trips during the AM and PM peak 
hours.  
 
Manilla Road currently connects the township of Manilla with Tamworth with Manilla Road being a 
TfNSW classified road. In the vicinity of the development site, Manilla Road is a good quality road, 
and its width and condition improves towards Tamworth. Based on the TfNSW tables below (Figure 
4.4 & 4.5), Manilla Road currently operates at a Level of Service of A or B. Given that the existing 
AADT is approximately 5,000 vehicles per day, it is considered that Manilla Road has adequate 
capacity to cater for the development-generated traffic.  
 
The following table from TfNSW ‘Guide to Traffic Generating Developments’ indicates one lane in an 
urban situation can cater for up to 380 vehicles an hour while maintaining a satisfactory Level of 
Service of ‘B’.  

 
Fig. 4.4   TfNSW lane capacity and Level of Service 
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Fig. 4.5   TfNSW Level of Service, based on hourly volumes and heavy vehicle percentages 

 
4.4.3 Intersection of Manilla Road & Browns Lane 

StreetWise engaged Brett Franklin (Bretts Traffic) to undertake SIDRA modelling of the intersection 
of Manilla Road and Browns Lane. The computer modelling was done for the existing layout for: 

• the current (2024) traffic volumes 
• future (2034) traffic volumes when the development is completed and fully occupied 
• future (2034) traffic volumes when the development is completed and fully occupied + 200 

lots 
 
The existing volumes and movements through the intersection are shown in Figure 3,3 and discussed 
in Section 3.1 above.  
 
The estimated future volumes and movements are shown in Figure 4.6 below. The following 
assumptions have been adopted when estimating the future volumes: 

• Background traffic growth is 1% per annum 
• The development will be completed and fully occupied within 10 years (i.e. by 2034) 
• The distribution of future development-generated traffic is discussed in Section 4.3 

 

 
Fig. 4.6   Estimated future traffic volumes through the Manilla Road intersection 

 
StreetWise are aware that other lots in the Browns Lane precinct may be subdivided within the next 
10 years, which will add additional traffic movements to the local road network. To check the overall 
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capacity of the existing intersection of Manilla Road and Browns Lane, StreetWise have added a 3rd 
scenario to be modelled, which includes an additional 200 residential lots on Browns Lane – 100 on 
either side of Manilla Road. The 200 lots will generate approximately 1400 additional movements a 
day, or 140 an hour at peak  times, as shown below in Figure 4.7.    

 
 Fig. 4.7   Estimated future traffic volumes through the Manilla Road intersection, including 100 

additional lots on either side of Manilla Road 
 

4.4.4 Intersection modelling 
StreetWise have also undertaken computer modelling of the existing intersection of Browns Lane 
and Manilla Road (using SIDRA) which will determine what upgrades may be required to cater for 
the addition traffic volumes and turn movements (see below).   
 
In summary, the SIDRA modelling indicated the existing 4-way intersection caters for the current 
moderate traffic volumes, and each of the 12 movements through the layout operates at a Level of 
Service of ‘A’ - which is described as representing the best operating condition and service quality 
from the users’ perspective (i.e. free-flow). 
 
The proposed development will add approximately 79 extra movements per hour through the 
intersection at peak times when completed. As can be seen from the modelling results, the existing 
intersection has adequate capacity to cater for the future volumes (including development-generated 
movements and annual growth within the local road network) with minimal reduction of Level of 
Service.  
 
The following summary has been provided by Brett Franklin in his report: 
 
‘The existing intersection operates with a very low Degree of Saturation in 2024 AM and PM peak 
periods (0.195 and 0.180 respectively) suggesting significant spare capacity.  
 
With addition of the future development, and 10 years of background growth, the intersection will 
have a similar operation, with all movements remaining at Level of Service A producing minimal 
queues or delays. DoS increases marginally to 0.217 and 0.226 for the AM and PM, retaining 
significant spare capacity. 
  
The third scenario assumes 200 lots developed in addition to the 10 years of background growth. 
Even with background growth plus 200 adjacent residential lots, the intersection still operates with 
minimal delays and a low DoS (0.226 in AM and 0.285 in PM). All legs continue to operate with LOS 
A with minimal queues.’ 
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The following tables show a summary of modelling results for AM and PM peak hours for all 3 
scenarios. The full results of the SIDRA modelling is included in Appendix C at the rear of this report. 
 

 
Fig. 4.8   SIDRA modelling results for AM peak hour for 3 scenarios 

 
Fig. 4.9   SIDRA modelling results for PM peak hour for 3 scenarios 
 
In summary, the layout of the existing 4-way intersection of Manilla Road and Browns Lane has 
adequate capacity to cater for existing and future (2034) traffic volumes and movements, while 
maintaining a Level of Service of ‘A’.  
  
Note that  LOS A describes primarily free-flow operation. Vehicles are completely unimpeded in their 
ability to manoeuvre within the traffic stream. Control delay at the boundary intersections is minimal. 
The travel speed exceeds 80% of the base free-flow speed (BFFS). 
 

4.4.5 Future Intersection Upgrade 
A large area to the north-west of the existing intersection of Manilla Road and Browns Lane has been 
identified as a future development precinct, and the area appears to have been rezoned in 2023 from 
primary production zone to residential zones. A previous traffic report by SECA stated: 
“The updated includes previous analysis and comment relating to the Hills Plains Planning Proposal 
2016 which included traffic generation from Stratheden and Hills Plain, and the impact on the Browns 
Lane/Manilla Road intersection. It was concluded that a roundabout would ultimately be required and 
this was confirmed by TfNSW (formerly RMS) comment at the time.”   
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However, based on the SIDRA modelling results shown in Section 4.4.4 above, the additional traffic 
movements to be generated by the proposed 218 unit MHE development will not have any significant 
impacts on the operation or efficiency of the existing 4-way intersection layout. Each movement 
through the existing intersection will continue to operate at a Level of Service of ‘A’, and there will be 
no requirement to upgrade the existing layout.  
 

4.5 Future Site Access 
It is proposed to access the future development from a new intersection and access road off the 
eastern side of Browns Lane. The design plans indicate the access will be located approximately 
80m west of an existing concrete driveway and gate. This location provides optimum sight distance 
on that section of road, with 200+m of sight towards the east (crest of hill) and 200+m of sight distance 
to the west (horizontal curve).  
 

   
 
Fig. 4.10   Sight distance from the proposed site access location to the east (L) and west (R) 
 
    
As can be seen from Figure 4.11 below, the proposed site access will be wide enough for 2 lanes 
and cater for the turnpaths of the largest expected vehicles (i.e. garbage truck). The entry area will 
also provide a turn-around and parking area.  
 

 
Fig. 4.11   Detail from current design plans of the proposed entry off Browns Lane. 
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As discussed previously, the existing width of Browns Lane is 7 – 8m with no formal shoulders in the 
vicinity of the proposed development. It is recommended that Browns Lane be widened in the vicinity 
of the proposed site access to accommodate a Basic Right Turn (BAR) intersection (as per Austroads 
Guide to Road Design Part 4A: ‘Unsignalised and Signalised Intersections’). A concept layout is 
provided below, based on the dimensions for a 60kmh speedzone. Further details of a BAR 
intersection are shown in Appendix C at the rear of this report.   

 
Fig. 4.12   Concept plan showing proposed upgrade of intersection at entry off Browns Lane 

 
The above BAR intersection layout has adequate width for right turn storage of 2 cars or 1 large 
vehicle (say garbage compactor), while allow eastbound vehicles to safely pass any vehicle slowing, 
queuing or turning right into the proposed development.  
 

4.6 Future Emergency Access 
The design plans indicate an emergency access is proposed across the western boundary of the site. 
The road will only be available for emergency vehicles, and access by residents will not be permitted. 
It is proposed to locate the emergency access off Manilla Road, approximately 500m south of the 
existing Browns Lane intersection. The sealed width of Manilla Road at this location is 11m, and sight 
distance in both directions exceeds 200m.  

 
Fig. 4.13   Concept plan showing location of proposed emergency access  
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Fig. 4.14   Proposed emergency access road, looking north on Manilla Road 

 

 
Fig. 4.15   Proposed emergency access road, looking south on Manilla Road 

 
5. Road Safety 

5.1 Local road network 
The development will generate approximately 78 additional trips per hour at peak times. Given that 
the existing volumes on local roads are relatively low, and the local road network has adequate 
capacity to cater for the extra traffic, it is expected that the development will result in minimal reduction 
in efficiency or road safety. Also, it should be noted that peak traffic generation from MHE 
developments are generally around the middle of the day, and have little impact on the normal AM & 
PM peak hours within the local road network.  
 
The existing sealed width of Browns Lane (approx. 8m) is adequate to cater for the additional traffic 
to be generated by the development, with minimal reduction in the existing Level of Service. The 
recommended widening at the proposed site access off Browns Lane will allow northbound vehicles 
to safely pass any vehicle slowing, queuing or turning right into the development.  
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The existing layout at the intersection of Manilla Road and Browns Lane currently operates efficiently, 
with all movements having a Level of Service of ‘A’. The additional traffic to be generated by the 
development will not result in any significant reduction in Level of Service.  
 

5.2 Crash history 
The Transport for New South Wales website includes recent crash information in the vicinity of the 
proposed development. As can be seen from the diagram below, there have been 2 single vehicle 
crashes on Browns Lane, and 1 on Manilla Road in the past 6 years. All 3 occurred in darkness, and 
involved vehicles losing control. It should noted that no crashes have occurred at the intersection of 
Browns Lane and Manilla Road. 

 
Fig. 5.1   TfNSW crash map in the vicinity of the proposed development 

 
 

5.3 Pedestrians & cycling 
There are currently no pedestrian or cycling facilities in the vicinity of the proposed development. This 
likely as a result of the relatively steep grade on this section of Browns Lane, the lack of residential 
development and the lack of connectivity with other footpath and cycling facilities.  
The map (below) Tamworth Regional Council’s ‘Integrated Transport Plan’, which was recently 
adopted by Council (13 August 2024). The plan indicates a cycle way or bike lane is proposed at the 
eastern end of Browns Lane, but not at the western end i.e. across the frontage of the proposed 
development.  
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Fig. 5.2   Future cycling facilities - Tamworth Integrated Transport Plan 

 
Also, given the relatively steep grade on Browns Lane, it is likely that any footpath will be unsuitable 
for many pedestrians. Also, there are minimal pedestrian facilities in the area, and a general lack of 
connectivity i.e. any footpath across the frontage of the proposed development would not connect 
with any other pedestrian infrastructure. 
 
However, it may be possible to utilise the proposed emergency access road to allow residents to walk 
from the future MHE site to Manilla Road. Consideration should also be given to including an 
additional bus stop in this location to service the development.   

 
6. Development Onsite Road Network & Parking 

6.1 Internal Subdivision Access Roads  
All internal roads will comply with Tamworth Regional Council’s Guidelines, and the requirements of 
Local Government (Manufactured Home Estates, Caravan Parks, Camping Grounds and Moveable 
Dwellings) Regulation 2021 [NSW] Part 2 - Manufactured home estates and manufactured homes. 
 

6.2 Parking 
Parking requirements and the required number of allocated parking spaces is referenced in the MHE 
Development application and associated planning documents. From this information and in 
consideration of the derived traffic generation in Section 5.1 parking requirements are to be provided 
with reference to Australian Standard AS 2890.1 – 1993 Off Street Car Parking, AS 2890.3-1993 
Bicycle Parking Facilities, AS 2890.4 Bus Parking  
 

 
7. Pedestrian Access And Public Transport 

7.1 Pedestrian Access 
Minimal pedestrian facilities are currently provided in the vicinity of the proposed development. See 
Section 5.3 above). 
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7.2 Cycling Access 
Minimal cycling facilities (i.e. cycleways, bike lanes, shared paths etc) are currently provided in the 
vicinity of the proposed development. StreetWise observed a small number of cyclists using Browns 
Lane during the site inspection / traffic count (see Section 5.3 above)..  
 

7.3 Public Transport 
A daily bus service utilises Manilla Road a few times day, with a set down / pick up location at 
Hallsville (approximately 700m north of Browns Lane). The service (No.443) runs between Manilla 
and Tamworth CBD twice a day. The existing bus stop is too far to expect residents to walk from the 
proposed development. However, it is possible that the future MHE development will provide a mini 
bus service for residents.  
.   

 
Fig. 7.1    Plan showing route of current daily bus services through North Tamworth.  

Daily bus services also provide student access to a number of schools throughout the Tamworth 
area. Figure 7.2 below shows the school bus routes in the vicinity of the proposed development, and 
current student pick-up / set-down locations. As can be seen from the map, there are no current 
school bus services in Browns Lane across the frontage of the proposed development.  

 
Fig. 7.2    Plan showing route of current daily school bus services near development site 
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8. Summary 
StreetWise Road Safety and Traffic Services has been engaged by Land Dynamics Australia 
Consultants Pty Ltd to prepare a Traffic Impact Assessment (TIA) report for a proposed Manufactured 
Housing Estate (MHE) development to be provided on Lot 39 DP 22919 & Lot 349 DP753848 at 
Browns Lane, North Tamworth, NSW.  
 
The proposed development includes a total of 218 MHE units, internal roads & parking, landscaping, 
various facilities including swimming pools, gymnasiums, bowling greens, caravan storage etc. 

 
A rate of 3.6 trips per day per MHE unit has been adopted for this assessment. In total, the 
Manufactured Housing Estate will include 218 MHE units and generate a total of 79 peak hour trips 
and 785 daily trips when completed and fully occupied.   
 
Overall traffic volumes to be generated by MHE proposal, and the surrounding road network, will 
remain well below the Austroads thresholds. It should also be noted that the peak traffic generation 
from future MHE development will generally be during the middle of the day, and have minimal impact 
on the existing peak hours traffic within the surrounding local road network i.e. the peak traffic 
generation by the proposed MHE development will not have any significant impacts on existing 
congestion, and will have minimal impacts on existing road safety and efficiency.  
 
It should also be noted that Manufactured Housing Estates tend to attract older residents, many of 
whom are retired or not working full time. Assessment of similar developments (as per RMS 
guidelines), indicate that residents tend to avoid travelling at peak times if possible, and peak traffic 
generation from the proposed development is expected between late morning and early afternoon 
i.e. not conflict with peak times within the local road network.  
 
The internal MHE road layout will conform with MHE Designs and Council’s guidelines. 
 
SIDRA modelling indicates the existing intersection of Manilla Road and Browns Lane currently 
operates at a Level of Service (LoS) of ‘A’, and has adequate capacity to cater for additional traffic 
volumes.  
 
The SIDRA modelling also indicates that the intersection will satisfactorily cater for the future (2034) 
traffic movements to be generated by the completed and fully occupied development of the 
Manufactured Housing Estate. The future intersection will still operate at a Level of Service of ‘A’. 
Additional modelling was also undertaken to include 100 future lots on either side of Manilla Road 
(i.e. a total of 200 lots) to determine the capacity of the existing intersection layout. The modelling 
indicated the existing layout can cater for 10 years network growth, the proposed development (218 
MHE units) and 200 additional residential lots, with no significant reduction in Level of Service.  
 
The proposed Manufactured Housing Estate includes future on-site facilities such as a community 
club house, pool, tennis court, bowling green, men’s shed etc. which reduce the need for residents 
to travel outside the site. The developers also propose a community bus, which will also reduce the 
overall number of trips generated by the site. 
 
Browns Lane has adequate width to cater for future traffic volumes, including additional movements 
generated by the completed and fully occupied MHE development. However, it is recommended that  
the eastbound side of Browns Lane be widened to create a simple T-intersection (BAR) to safely 
cater for future movements in and out of the future development. 
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9. Recommendations 
This report estimates the traffic movements to be generated by the proposed Manufactured 
Housing Estate at Browns Lane, North Tamworth, and assesses the impacts of the increased 
traffic on the local road network. Based on this assessment, StreetWise recommend the 
following:  
• All internal roads of the proposed development will comply with Tamworth Regional Council’s 

guidelines, and the requirements of Local Government (Manufactured Home Estates, 
Caravan Parks, Camping Grounds and Moveable Dwellings) Regulation 2021 [NSW] Part 2 
- Manufactured home estates and manufactured homes. 

• All internal parking facilities are to be designed and constructed in accordance with provided 
with reference to Australian Standard AS 2890.1 – 1993 Off Street Car Parking, AS 2890.3-
1993 Bicycle Parking Facilities, AS 2890.4 Bus Parking  

• The existing intersection layout of Browns Lane and Manilla  Road has adequate capacity to 
cater for future (2034) traffic volumes, including annual growth within the local road network, 
and traffic to be generated by the proposed MHE development.   

• Browns Lane should be widened to meet the minimum requirements of a BAR intersection 
(as per Austroads ‘Guide to Road Design Part 4A: Unsignalised and Signalised 
Intersections’) at the proposed entry to the proposed development.    

• The proposed emergency access road off a straight, level section of Manilla Road, will be 
located at an existing driveway location with adequate sight distance in both directions. The 
access road will be used occasionally and for emergency purposes only. The access road 
may be suitable for pedestrian access to future bus services on Manilla Road.  

• Consideration should be given to the layout of the future site entry, particularly the location 
of any fencing, walls or landscaping, with a view to maximising sight distance for vehicles 
entering or exiting the site.  

 
In summary, StreetWise Road Safety and Traffic Services recommend that the proposed 
development as being a suitable development based on the predicted traffic impacts. The 
additional vehicle trips to be generated by the development will not have a significant impact on 
the efficiency or safety of the local road network, and that the local roads and intersections have 
the capacity to cater for the additional trips generated by the development, with minimal upgrades 
required.   
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APPENDIX A 
PROPOSED DEVELOPMENT LAYOUT PLANS 
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APPENDIX B 
 TRAFFIC COUNTS 
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APPENDIX C 
 SIDRA MODELLING RESULTS 
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APPENDIX D 
AUSTROADS BAR INTERSECTION LAYOUT 
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