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1 Introduction 

1.1 Background 

JMT Consulting was engaged by Rebel Property Group to prepare a transport 
impact assessment to support a Planning Proposal for the Turramurra Village 
site (‘the site’). The planning proposal seeks approval for an increase in height 
and floor space ratio (FSR) to the site which may support an FSR of 
approximately 3.0:1. 

1.2 Site location 

The site is located on the corner of the Pacific Highway and Kissing Point Road 
in the suburb of Turramurra within the Ku-Ring-Gai Local Government Area 
(LGA). It comprises of approximately 12 individual lots across a total site area of 
8,459.7m2. Turramurra railway station is located approximately 200m north of the 
site, with pedestrian access across the Pacific Highway provided via a signalised 
pedestrian crossing at Kissing Point Road. 

The location of the site is shown in Figure 1 below. 

 
Figure 1 Site location 
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1.3 Existing site uses 

The existing site contains approximately 12 individual lots comprising largely of 
retail and commercial uses with associated car parking. There is approximately 
2,700m2 of retail and commercial uses on the existing site. 

1.4 Report purpose 

The purpose of this report is to describe the traffic, transport and parking 
implications of the Planning Proposal. The report details the following: 

• Existing transport conditions, including: 
o Surrounding road network 
o Vehicle site access 
o Car parking 
o Loading and servicing arrangements 
o Public transport provision 

• Proposed vehicle site access arrangements 

• Additional traffic movements likely to be generated by the proposal and their 
associated impact on the surrounding road network 

• Parking demands arising from the proposal and ability of the site to 
accommodate these demands 

• Proposed vehicle loading and servicing arrangements 

• Proposed enhancements to the pedestrian network supporting the site 

• Bicycle parking to be provided as part of future site development 
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Figure 2 Home location of people working in Turramurra 

 
Figure 3 Employment location of residents of Turramurra 
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With respect to the likely origin of retail customers and visitors to the commercial 
uses, Location IQ has identified a 3km trade catchment for the site as indicated 
in Figure 4 below. This trade catchment captures suburbs immediately 
surrounding the site including St Ives, Pymble, Warrawee and Wahroonga. At the 
time of the 2016 Census there were 43,360 persons in the main trade area. The 
main trade area population is projected to grow to 49,560 over the period to 
2036. 

 
Figure 4 Turramurra Village trade catchment 
Source: Location IQ 
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2.2 Road network 

To manage the extensive network of roads for which councils are responsible 
under the Roads Act 1993, Transport for NSW (TfNSW) in partnership with local 
government established an administrative framework of State, Regional, and 
Local Road categories. State Roads are managed and financed by TfNSW and 
Regional and Local Roads are managed and financed by councils.  

Regional Roads perform an intermediate function between the main arterial 
network of State Roads and council controlled Local Roads. Due to their network 
significance TfNSW provides financial assistance to councils for the 
management of their Regional Roads. Key State and Regional roads which 
provide access to the site are illustrated in Figure 5. This demonstrates the site is 
very well connected to the surrounding road network, with the Pacific Highway 
acting as the primary access to the site. Pacific Highway is classified State road 
which serves as a major north-south arterial link, providing connectivity between 
the Warringah Freeway and M1 Pacific Motorway. Both Kissing Point Road and 
Rohini Street are regional roads that provides a connection to Turramurra Plaza 
for customers arriving from the south and north of the Pacific Highway 
respectively. 

 
Figure 5 Road network serving the site 
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2.3 Site access 

Currently two vehicle access points are provided to the site as shown in Figure 6. 
The primary vehicle site access is located off Kissing Point Road through an 
access driveway, approximately 85m south of the intersection with the Pacific 
Highway. ‘Keep Clear’ line-marking is in place at this access point which allows 
for efficient access and egress of vehicles to the site (Figure 7). A secondary 
access point to the site is also provided via Duff Street. 

 
Figure 6 Site access overview 

 
Figure 7 Kissing Point Road site access 
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2.4 Access to local services 

The site is well serviced by a range of local services within a 400m radius (five 
minute walk) as indicated in Figure 8 below. This includes Turramurra train 
station, schools, retail, open space and cultural/community facilities. The easily 
accessible nature of these local services will assist in reducing car dependency 
for future residents and visitors.  

 
Figure 8 Access to local services 
Source: DKO 
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2.5 Public transport 

The site is located just over 200m or less than a five minute walk away from the 
Turramurra railway station. Heavy rail services from Turramurra station provide 
operate frequently along the T1 North Shore, Northern, and Western Line. During 
peak hours, T1 trains travel from Turramurra to the Sydney CBD, northern and 
western suburbs arrive at the station approximately every three minutes. This 
offers a strong level of public transport accessibility for site users. 

A number of bus services also operate near the site, including many that 
terminate at the bus interchange adjacent to Turramurra station near Rohini 
Street. These bus services include: 

• 571: Turramurra to South Turramurra 

• 572: Turramurra to Macquarie University 

• 573: Turramurra to Sydney Adventist Hospital 

• 575: Hornsby to Macquarie University via Turramurra 
The 571 and 572 bus services stop on Kissing Point Road immediately adjacent 
to the site. 

 
Figure 9 Public transport availability near the site  
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A key indicator of the level of public transport accessibility a site contains is the 
number of locations accessible within a 30 minute public transport catchment. A 
key objective of the Greater Sydney Commission’s Greater Sydney Region Plan 
is to deliver a 30-minute city where jobs, services and quality public transport 
spaces are in easy reach of residences. 

As illustrated in Figure 10 a number of key employment centres across Sydney 
can be reached within 30 minutes public transport travel time of the site, 
including Chatswood, Macquarie Park, St Leonards and the North Sydney CBD. 
The highly accessible nature of the site reduces the need for residents to own 
cars and rely on public transport as a means of accessing their place of work. 

 
Figure 10 30 minute public transport catchment 
Source: https://www.mapnificent.net/sydney  
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2.6 Car parking 

There are approximately 100 car parking spaces provided on the site, of which 
30 are located within the Council owned lands. Car parking is provided both at 
surface level and in an undercroft area below the existing building. Car parking is 
restricted to two hours in length between 8.30am and 6pm on weekdays and 
8.30am and 12.30pm on Saturdays so as to promote high turnover of spaces 
and discourage use by commuters. 

  
  

  
Figure 12 Existing on-site car parking 
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2.7 Traffic volumes 

Traffic count data was collected at a number of intersections in the vicinity of the 
site to inform the traffic assessment undertaken in support of the Planning 
Proposal. The counts were undertaken two days in December 2020, those being: 

• Thursday 10 December 2020 

• Saturday 12 December 2020 
For the weekdays the counts were undertaken to capture the morning and 
afternoon peak periods, those being 7am-9am and 4.30pm-6.30pm. The traffic 
counts were undertaken at five intersections as illustrated in Figure 13 and 
summarised below: 

• Pacific Highway / Rohini Street 

• Pacific Highway / Kissing Point Road 

• Kissing Point Road / site access driveway 

• Duff Street / site access driveway 
The traffic surveys identified the peak hours to be as follows: 

• Weekday AM peak hour – 7.15am – 8.15am 

• Weekday PM peak hour – 4.45pm – 5.45pm 

• Saturday peak hour – 11.15am – 12.15pm 
Existing peak hour traffic volumes for each location surveyed are summarised in 
Figure 14 on the following page. It can be seen that the site already generates a 
significant amount of traffic, with over 300 vehicles recorded entering or exiting 
the site via Kissing Point Road during both the weekday PM and Saturday peak 
hours. A further 150 vehicles enter and exit the site via Duff Street during these 
same time periods. The traffic data also demonstrates the tidal nature of vehicle 
flows on the Pacific Highway, with approximately 50% more traffic travelling in 
the citybound direction during the morning peak hour compared to the outbound 
direction. This trend is then reversed during the afternoon peak hour. 
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Figure 13 Intersection count locations 

 
Figure 14 Existing traffic volumes  
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2.8 Pedestrian and cycling network 

There is a well established network of pedestrian facilities in the vicinity of the 
site, with paved footpaths provided on both sides of all adjacent roads. 
Pedestrian crossings are provided at a number of intersections across the Pacific 
Highway including at Kissing Point Road adjacent to the site as shown in Figure 
15 below.  

 
Figure 15 Existing pedestrian facilities 

 

Although no formal cycle routes are available in proximity to the site, there are a 
number of planned cycleways as documented in the Ku-Ring-Gai Council bike 
plan (2012). An extract from the bike plan indicating existing and proposed future 
cycleways is shown in Figure 16, indicating that Kissing Point Road adjacent to 
the site has been identified as a future on-road cycleway to connect with 
Turramurra Station. 
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Figure 16 Ku-Ring-Gai planned bicycle routes 
Source: GHD 
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3 Planning Proposal 

3.1 Vehicle site access 

Under the indicative architecture concept vehicle access to the site would be 
provided off a new road (Stonex Drive) at the southern end of the site as shown 
in Figure 17. This access point has been selected to minimise conflicts with 
pedestrians and general traffic as well as ensuring no direct vehicle access into 
the site is provided along the key traffic routes of the Pacific Highway and Kissing 
Point Road. Given the fall of the site from east to west the current scheme 
envisages a vehicle access point at the south-western end of the site.  

The vehicle access would be via a single driveway, facilitating independent two-
way traffic movements and allowing access into the basement of the site from 
which the loading dock and car park can be accessed. This aligns with best 
practice so that vehicle entry points to a site are to be rationalised to minimise 
streetscape impact – with one entry area into and existing a site. 

The vehicle access will be designed in accordance with the design requirements 
set out in the relevant Australian Standard, namely AS2890.1:2004 and 
AS2890.2:2018. This will be detailed further as part of a future Development 
Application for the site. 

 
Figure 17 Proposed vehicle site access 
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3.2 Vehicle circulation and road network access 

Key features of the Planning Proposal with respect to vehicle circulation and road 
network access include: 

• Creation of Stonex Drive – a new two-way public street which provides an 
east-west connection between Kissing Point Road and Duff Street. This new 
street, allowing for two-way traffic as well as on-street parking, is consistent 
with that shown in Council’s DCP and public domain plan for the Turramurra 
town centre. Stonex Drive would connect to Kissing Point Road at the current 
site driveway, allowing for the retention of the existing ‘keep clear’ road line-
marking which allows the efficient entry and exit of vehicles from the site. 

• In conjunction with the creation of Stonex Drive, removal of the existing 
driveway crossover points into the site on Kissing Point Road and Duff Street. 
Instead these driveways would be converted to standard T-Junction 
intersections at the eastern and western ends of Stonex Drive respectively. 

• Enhancements to traffic capacity along Kissing Point Road to facilitate the 
redevelopment of the site, including: 

o Extension of existing southbound right turn bay into the site along 
Kissing Point Road from approximately 25m up to 60m 

o Provision of a dedicated left turn bay from Kissing Point Road onto the 
Pacific Highway as well as two dedicated right turn lanes. 

These enhancements to Kissing Point Road are possible through the dedication 
of land within the site and will be further detailed and refined at a later stage of 
the planning process following discussions with Transport for NSW and Ku-Ring-
Gai Council. The potential future arrangements are indicatively shown in Figure 
18 on the following page. 

In addition to the above measures a key component of the proposal is the 
dedication of land for the future widening of the Pacific Highway in the vicinity of 
the site. Through discussions with Council and Transport for NSW all built form 
will be set back beyond the current site boundary and SP2 road widening zone to 
allow for a future upgrade of the Pacific Highway by Transport for NSW. This 
upgrade will facilitate the removal of the existing peak period tidal flow 
arrangements and result in a significantly improved traffic outcome for 
Turramurra and the wider precinct. Delivery of this road widening would only be 
possible through the development of the subject site given the limited potential 
for wide-scale redevelopment for properties on the northern side of the Pacific 
Highway. 
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3.3 Car park design 

As part of the indicative architecture concept developed for the Planning 
Proposal a basement car park has been designed to facilitate the future 
development. The car park and associated elements such as car parking space 
dimensions, circulation aisles and ramp would be designed in accordance with 
the relevant Australian Standard for car parking facilities, namely AS2890.1: 
2004 and AS2890.6:2009. 

The final design of the car park will be carried out at the Development Application 
stage of the project.  

3.4 Loading dock 

The indicative architecture concept includes an on-site loading dock which can 
accommodate up to three service vehicles parked at any one time. A single 
loading area would be provided that is shared between the residential, retail and 
commercial uses on the site. The loading dock is located on the first basement 
level near the main entrance ramp as indicated in Figure 19. Further design 
refinements will be required to the loading dock layout which will take place at 
the time of the preparation of the Development Application – this is standard 
practice given the early stage of the project. 

 
Figure 19 Loading dock location 
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In addition to the truck loading dock, a further 2-3 parking spaces (all 2.7m wide) 
can allocated for the purpose of smaller deliveries, courier vehicles and long stay 
vehicles (e.g. tradies) within the basement car parking. The intention is for 
service vehicles classed as ‘small vehicles’ – i.e. B99, vans, utes. All of these 
vehicle types have a headheight of 2.2m or below and is consistent with the 
guidance provided in the TfNSW Last Mile Toolkit. The spaces will be used by 
tradespeople, contractors and for deliveries to smaller tenancies. There is no 
need to locate these spaces in the main loading dock area given the type of 
vehicles anticipated. 

The loading dock is located in the basement of the building and has been 
designed to minimise impacts to the surrounding street network and public 
domain, including: 

• All vehicles are to enter and exit the site in a forwards direction 

• All unloading is to occur on-site and not in public streets 

• Floor space at ground level is to be maximised, with supporting functions 
such as car parking and loading located in basement levels 

The final design of the loading dock will be carried out at the Development 
Application stage of the project. The loading dock is to be designed in 
accordance with the requirements outlined in the relevant Australian Standard 
(AS2890.2, 2018).  

During the Development Application stage of the project a preliminary loading 
plan of management would be prepared to ensure that the loading area is utilised 
efficiently between the different site uses. 
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4.2 Public transport demands 

The travel demand analysis undertaken in Section 4.1 indicates that the proposal 
may generate approximately 81 train trips and 12 bus trips during the morning 
peak hour.  

Of the rail demand approximately 65 trips are estimated to be travelling south 
towards the Sydney CBD during the morning peak hour. Therefore based on the 
current 9 train services between 8am-9am, the estimated additional train loading 
traveling to towards the Sydney CBD during the morning peak hour is 
approximately eight additional passengers per each service. Due to the COVID-
19 pandemic it was not possible to accurately monitor demand for existing train 
services at Turramurra Station. Previous observations undertaken by WSP at 
Lindfield Station to support the Lindfield Village Hub Planning Proposal indicated 
that there is spare capacity on rail services travelling towards the Sydney CBD 
during the morning peak hour. In this context the eight additional passengers per 
service generated by the proposal (equivalent to only one passenger per 
carriage) could be accommodated on the rail network. Following the completion 
of the Sydney Metro City & Southwest project (expected 2024) additional 
capacity will be released on the T1 line given passengers from the north-west will 
no longer have to transfer at Chatswood to travel to the CBD. 

Approximately four additional passengers per service are forecast to be travelling 
into Turramurra Station during the morning peak hour. As previously indicated in 
Section 2.5 the travel demand into Turramurra during the morning peak hour is 
minimal when compared to the outbound demand. 

Therefore it can be concluded that the existing public transport network has the 
capacity to accommodate this level of additional demand generated by the 
development. Discussions with Transport for NSW regarding measures to further 
promote public transport use will be held at a later stage of the planning process. 
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4.3 Pedestrians 

The Planning Proposal will include significant enhancements to the pedestrian 
environment in the vicinity of the site, with measures including: 

• Widening of existing footpaths on Kissing Point Road and the Pacific Highway 
adjacent to the site 

• Public pedestrian through site link to provide a connection between the 
Pacific Highway and Stonex Drive through the middle of the site 

• Retain and upgrade Stonex Lane as a pedestrian lane including a new 8m 
wide pedestrian arcade linking Pacific Highway and Stonex Drive. 

• Footpaths along both sides of Stonex Drive to provide a pedestrian 
connection between Duff Street and Kissing Point Road 

 
Figure 20 Pedestrian measures 
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4.4 Cycling 

4.4.1 Bicycle parking 

As part of the future development of the site bicycle parking spaces will be 
provided for staff, residents and visitors. Based on the indicative architecture 
concept approximately 69 bicycle parking spaces would be provided, as well as 
complementary end of trip facilities such as showers and lockers for commercial 
and retail staff. This provision will be confirmed at the DA stage of the project.  

4.4.2 Bicycle routes 

The proposal will facilitate the creation of a shared pathway on the western side 
of Kissing Point Road (north of Stonex Drive) – aligning with the intentions of 
Council’s bike plan. Stonex Drive, to be designed as a low speed cyclist friendly 
street environment, will also provide improved permeability for cyclists 

An initiative that the site will benefit from is the completion of the network of 
strategic cycleway corridors for the Eastern Harbour City. As shown in Figure 20, 
the site would be located in the vicinity of a future cycling corridor connecting 
Hornsby with Gordon. The planned local bicycle networks identified in Council’s 
Contributions Plan fronting the site along Kissing Point Road and new Stonex 
Drive will benefit with greater connection into this principal network. 

 
Figure 21 Strategic Cycleway Corridor network map 
Source: Transport for NSW 
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4.5 Alignment with Turramurra public domain plan 

The Ku-ring-gai Town Centres Public Domain Plan 2010 (KPDP 2010) was 
adopted on 23 November 2010. Its purpose is to guide the design of streets and 
public spaces within and around the town centres of Ku-ring-gai LGA. Part 2B of 
the KPDP 2010 relates to Turramurra Town Centre. 

 
Figure 22 Turramurra public domain plan (integrated transport) 
Source: Ku-Ring-Gai Council 

The proposal aligns with the strategies identified in the public domain plan by 
incorporating the following key elements: 

• Provision of a new public park and roadway (Stonex Drive) to act as the 
catalyst for a new pedestrian pathway through Granny Springs reserve 

• New through site link between Stonex Drive and the Pacific Highway to 
improve site permeability 

• Footpath widening along both Kissing Point Road and the Pacific Highway 
• Provision of a shared pedestrian/cyclist pathway on the western side of 

Kissing Point Road as well as a cyclist friendly environment along Stonex 
Drive 

• Bicycle parking facilities to be provided on Stonex Drive and the Pacific 
Highway 

• Interface to the Pacific Highway will consist of a high quality streetscape with 
street tree planting, high quality paving, lighting, and street furniture. 

• The proposal make provision for road widening at the Pacific Highway and 
Kissing Point Road intersection with a dedicated left turn lane 
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4.6 Green travel plan 

This report includes a preliminary Green Travel Plan (GTP) identifying some key 
items that could be included in a more detailed plan to be completed in the DA 
stage of planning. 

4.6.1 Background 

A Green Travel Plan (GTP) is a package of measures put in place by the 
development occupants to try and encourage more sustainable travel. It is a 
means for a development to demonstrate a commitment and take a pro-active 
step towards improving the environmental sustainability of its activities.  

More generally, the principles of a GTP are applied to all people travelling to and 
from a site. Government authorities are placing increasing emphasis on the need 
to reduce the number and lengths of motorised journeys and in doing so 
encourage greater use of alternative means of travel with less negative 
environmental impacts than the car. 

4.6.2 Objectives 

The main objectives of the GTP are to reduce the need to travel and promotion 
of sustainable means of transport. The more specific objectives include: 

• High mode share for public transport, cycling and walking to work journeys; 
• Ensuring adequate facilities are provided at the site to enable the tenants and 

visitors of the development to commute by sustainable transport modes; 
• Reduce the number of car journeys associated with business travel; 
• Facilitate the sustainable and safe travel of occupants; and 
• Raise awareness of sustainable transport amongst residents of the 

development. 

4.6.3 Potential measures 

A suite of potential measures is described in Table 6 to be implemented as part 
of the GTP, which can be developed further as the proposal progresses towards 
a Development Application. 
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5 Traffic Impact Assessment 

5.1 Traffic generation 

The traffic generated by the site has been calculated based on the development 
yields associated with the indicative architecture concept prepared for the 
Planning Proposal. The traffic generation forecasts take into consideration: 

• Traffic generation from the high density residential and commercial uses, 
based on traffic generation rates noted for similar sites with good public 
transport access as outlined in the TfNSW Guide to Traffic Generating 
Developments document (TDT 2013/04a). Following the receipt of a Gateway 
Determination for the site and prior to the public exhibition of the proposal a 
survey of a comparable mixed use development in the Ku-Ring-Gai LGA can 
be undertaken to confirm the suitability of the adopted traffic generation rate 
for residential uses. 

• Surveys undertaken by Transport for NSW at a number of retail centres in 
NSW for the retail uses. The floor area for each shopping centre has been 
plotted against the surveyed traffic generation rate, and a regression analysis 
undertaken to establish the relationship between floor area and traffic 
generation. This is illustrated in Figure 22 below. 

 
Figure 23 Relationship between retail floor area and traffic generation 

Source: Transport for NSW 

 

• Existing traffic generation from the site based on the traffic counts undertaken 
in December 2020. 

 

A breakdown of the traffic generation calculations are shown in Table 7 on the 
following page.  
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5.2 Traffic distribution 

Based on the existing traffic movements into the site, as recorded in the traffic 
surveys undertaken in December 2020, the traffic distribution from the future site 
development has been forecast and is shown in Figure 23 below. This considers 
vehicle access via the following routes: 

• Kissing Point Road (south): 30% of arrivals 

• Pacific Highway (east): 20% of arrivals 

• Pacific Highway (west): 25% of arrivals 

• Rohini Street: 10% of arrivals 

• Duff Street: 15% of arrivals 

 
Figure 24 Forecast traffic distribution 
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5.3 Historical traffic growth 

The Annual Average Daily traffic (AADT) data from the nearest Transport for 
NSW counting station 53003, which operates on the Pacific Highway adajcent to 
the site, was extracted from TfNSW’s traffic volume viewer to appreciate the 
pattern of traffic changes along the Pacific Highway corridor within the study 
area. As can be seen in Figure 24 below, traffic flows on the Pacific Highway 
have remained largely static over the 14 year period since 2009. There was a 
significant reduction in 2020 and 2021 however this would primarily be due to the 
COVID-19 pandemic. It could be expected however that, with the increasing 
popularity of working from home, traffic flows on the Pacific Highway would not 
reach their pre-pandemic levels for some time. Importantly the data analysis 
indicates that traffic flows on the Pacific Highway have not increased significantly 
in the last decade (even prior to COVID) and therefore no future traffic growth 
rate has been assumed as part of the traffic modelling undertaken for this study.  

 
Figure 25 Historical traffic flows – Pacific Highway at Turramurra 
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6 Summary 
This transport impact assessment report has been prepared by JMT Consulting 
on behalf of Rebel Property Group for the Turramurra Village site. The planning 
proposal seeks approval for an increase in height and floor space ratio (FSR) to 
the site to allow a mix of uses including residential, retail and commercial. 

Key findings of the assessment are as follows: 

• Under the indicative architecture concept vehicle access would be provided 
off a new road (Stonex Drive) at the southern end of the site.  

• The Planning Proposal involves a number of enhancements to the existing 
road network supporting the site including: 

o Creation of Stonex Drive – a new two-way public street which provides 
an east-west connection between Kissing Point Road and Duff Street 

o Enhancements to traffic capacity along Kissing Point Road including 
extension of the right turn bay into the site as well as a dedicated left 
turn bay from Kissing Point Road onto the Pacific Highway 

• The indicative architecture concept contemplates approximately 550 off-street 
parking bays which is consistent with the current Ku-Ring-Gai Council DCP 
parking controls.  

• The proposal would retain a minimum of 30 public car parking spaces on the 
site dedicated to Council.  

• A key component of the proposal is the dedication of land for the future 
widening of the Pacific Highway by Transport for NSW – facilitating the 
removal of the existing peak period tidal flow arrangements. This will result in 
a significantly improved traffic outcome for Turramurra and the wider precinct.  

• The site is located in close proximity to various public transport facilities, 
including Turramurra train station and nearby bus stops. 

• Detailed traffic modelling indicates that future development contemplated 
under the Planning Proposal will not detrimentally impact the operation of the 
surrounding road network. All intersections in the vicinity of the site are 
forecast to retain their level of service when compared to current conditions. 

• Secure bicycle parking would be provided as a component of any future 
proposed development, in line with rates specified in the Ku-Ring-Gai Council 
DCP. 

• Travel demand management measures have also been suggested to improve 
the mode share of public transport and active transport. These items should 
be considered further at detailed design stage. 

In the above context, the traffic and transport impacts arising from the proposal 
are considered acceptable.  
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Appendix A: Traffic Modelling Outputs 




















