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1. INTRODUCTION 

 

This report has been prepared on behalf of Bupa Aged Care to accompany a Development 

Application to Ku-ring-gai Council for a residential aged care facility to be located at 238 

Mona Vale Road, St Ives (Figures 1 and 2). 

 

The proposed development will involve the demolition of the existing Flower Power garden 

nursery on the site (now closed) to facilitate the construction of a new residential aged care 

facility in accordance with State Environmental Planning Policy (Housing for Seniors or 

People with a Disability) 2004. 

 

Car parking is to be provided in a new single-level basement car parking area, in accordance 

with SEPP requirements. 

 

The purpose of this report is to assess the traffic and parking implications of the development 

proposal and to that end this report: 

 

• describes the site and provides details of the development proposal 

 

• reviews the road network in the vicinity of the site, and the traffic conditions on that 

road network 

 

• estimates the traffic generation potential of the development proposal 

 

• assesses the traffic implications of the development proposal in terms of road network 

capacity 

 

• reviews the geometric design features of the proposed car parking facilities for 

compliance with the relevant codes and standards 

 

• assesses the adequacy and suitability of the quantum of off-street car parking provided 

on the site. 
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2.  PROPOSED DEVELOPMENT 
 

Site 

 

The subject site is located on the triangular parcel of land surrounded by Killeaton Street, 

Link Road and Mona Vale Road, and has street frontages approximately 134m, 96m and 

105m in length respectively. The site occupies an area of approximately 5,539m2. 

 

The subject site is currently vacant however was previously occupied by a Flower Power 

garden nursery.  

 

Off-street parking was previously provided for approximately 10 cars in an informal car 

parking area located in the north-eastern corner of the site. Vehicular access to the car 

parking area was provided via a single driveway located at the eastern end of the Killeaton 

Street site frontage. 

 

A separate vehicular access driveway located near the western end of the Killeaton Street site 

frontage provided vehicular access to the site for service vehicles. 

 

Proposed Development 

 

The proposed development will involve the demolition of the existing buildings on the site to 

facilitate the construction of a new three-storey residential aged care facility (RACF) 

comprising a total of 98 beds as follows: 

 
 Standard Care Beds:     68   

 Specialised Care Dementia Beds:    30  

 TOTAL BEDS:      98 

 

A number of ancillary facilities are proposed at the RACF for the use of residents, including a 

hair dresser/day spa, a café, and numerous common areas.  A number of back-of-house areas 

are also proposed, such as laundry, kitchen, loading dock etc. 
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Anticipated shift-times will be 7am-3pm, 3pm-10pm and 10pm-7am. The peak staffing levels 

will occur during the afternoon shift changes at 3pm when there are expected to be 

approximately 28 staff on site. 

 

Off-street car parking is proposed for a total of 29 cars in a new single-level basement car 

parking area in accordance with Council’s requirements. 

 

Vehicular access to the car parking facilities is to be provided via separate new entry and exit 

driveways located in the centre of the Killeaton Street site frontage. The driveways connect 

via an internal loop road which leads to a porte cochere and drop-off area.   

 

Loading/servicing for the existing proposed development is expected to be undertaken by a 

variety of commercial vehicles up to and including 8.8m long medium rigid garbage trucks, 

however, the majority of deliveries will be undertaken by light commercial vehicles such as 

white vans and small rigid trucks. The loading dock is to be located on the ground floor level 

at the rear of the building. Vehicular access to the loading dock is to be provided via a 

dedicated “service vehicles only” driveway located towards the centre of the Link Road site 

frontage. 

 

Pre-DA discussions with the RMS have indicated that they are satisfied with the location of 

the proposed loading dock access driveway in Link Road, subject to the following conditions: 

 

• truck sizes are limited to a maximum 8.8m long MRV rigid truck 

 

• a condition of consent should be imposed for use of the loading dock to occur only 

outside the hours of 6am-10am, to avoid the morning peak period, and 

 

• a Loading Dock Management Plan detailing the proposed usage of the loading dock 

should be submitted with the Development Application. 

 

A copy of the letter dated 28 November 2012 detailing the RMS requirements is reproduced 

in Appendix A. 
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Plans of the proposed development have been prepared by DWP Suters Architects and are 

reproduced in the following pages. 
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3.  TRAFFIC ASSESSMENT 

 

Road Hierarchy 

 

The road hierarchy allocated to the road network in the vicinity of the site by the Roads and 

Maritime Services is illustrated on Figure 3. 

 

Mona Vale Road is classified by the RMS as a State Road and provides the key east-west 

road link in the area, linking Pymble/Gordon to Mona Vale. It typically carries three traffic 

lanes in each direction in the vicinity of the site, with opposing traffic flows separated by a 

centre median island. Kerbside parking is permitted at selected locations on both sides of the 

road. 

 

Killeaton Street (west of Link Road), Link Road and Horace Street are classified by the RMS 

as Regional Roads which perform the function of a collector route through the area. They 

typically carries two traffic lanes in each direction in the vicinity of the site with turning bays 

provided at key locations. 

 

Killeaton Street (east of Link Road) is a local, unclassified road which is primarily used to 

provide vehicular and pedestrian access to frontage properties. Kerbside parking is generally 

permitted along both sides of the road. 

 

Existing Traffic Controls 

 

The existing traffic controls which apply to the road network in the vicinity of the site are 

illustrated on Figure 4.  Key features of those traffic controls are:  

 

• a 60 km/h SPEED LIMIT which applies to Mona Vale Road, Link Road and Killeaton 

Street (west of Link Road)  

 

• a 50 km/h SPEED LIMIT which applies to Killeaton Street (east of Link Road) and all 

other local roads in the area 
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• TRAFFIC SIGNALS in Mona Vale Road where it intersects with Link Road, with all 

turning movements permitted 

 

• a RIGHT-TURN HOLDING BAY in Mona Vale Road southbound turning onto 

Killeaton Street 

 

• a LEFT-TURN ONLY eastbound restriction in Killeaton Street turning onto Mona Vale 

Road. 

 

Existing Public Transport Services 

 

The existing public transport services available in the vicinity of the site are illustrated on 

Figure 5.   

 

The site is within 400m walking distance of a number of bus stops and bus services into and 

out of the City and the local area including directly outside the site in Link Road.  

 

The bus services are operated by Forest Coach Lines (190 series routes) and also Shorelink 

Buses (500 series routes) and comprise a total of 224 weekday services, 75 Saturday services 

and 67 Sunday/public holiday services. 

 

The site is therefore considered to be well served by public transport services. 
 

 

Bus Routes and Frequencies 

Route No. Route 
Weekdays Saturday Sunday 

IN OUT IN OUT IN OUT 

194 

195 

196 

197 

582 

594 

St Ives Chase to City 

St Ives Chase to Gordon  

Gordon to Mona Vale 

Macquarie Uni to Mona Vale 

Gordon to St Ives 

Hornsby to City 

15 

34 

14 

30 

10 

10 

16 

29 

12 

33 

11 

10 

- 

12 

12 

4 

9 

- 

- 

12 

13 

4 

9 

- 

- 

12 

12 

4 

5 

- 

- 

12 

13 

4 

5 

- 

TOTAL  113 111 37 38 33 34 
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Existing Traffic Conditions  

 

An indication of the existing traffic conditions on the road network in the vicinity of the site 

is provided by peak period traffic surveys undertaken as part of this traffic study.  The traffic 

surveys were undertaken in Mona Vale Road where it intersects with Link Road and also 

Killeaton Street on Tuesday 4th December, 2012. The results of the traffic surveys reveal that: 

 

• two-way traffic flows in Mona Vale Road past the site frontage is typically in the order 

of 3,800-4,000 vehicles per hour (vph) during peak periods 

 

• two-way traffic flows in Link Road are lower, typically in the order of 1,200 vph during 

peak periods 

 

• two-way traffic flows in Killeaton Street are slightly lower still, typically in the order of 

1,100 during peak periods. 

 

Projected Traffic Generation 

 

An indication of the traffic generation potential of the proposed development is provided by 

reference to the Roads and Maritime Services publication Guide to Traffic Generating 

Developments, Section 3 – Land Use Traffic Generation (October 2002).   

 

The RMS Guidelines are based on extensive surveys of a wide range of landuses and 

nominate the following traffic generation rates which are applicable to the development 

proposal: 
 

Housing for Aged and Disabled Persons 

0.1-0.2 peak hour vehicle trips per dwelling 

 

The RMS Guidelines also make the following observation in respect of housing for aged and 

disabled persons: 
 

Definition 

Residential accommodation which may take any building form which is to be intended to be used 

permanently as housing for the accommodation of aged or disabled persons.  The hostel may consist of 
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residencies or a grouping of 2 or more self-contained dwellings and include facilities such as staff 

accommodation, chapels, medical rooms, recreation facilities, shops and/or therapy rooms. 

 

Factors 

These figures at the lower end of the above rates concentrate on subsidised developments (often run by 

religious organisations).  Generation rates of resident funded developments are often greater, as indicated 

at the higher end of the range. 

 

It is pertinent to note that the ancillary services on the site such as the café and hairdresser are 

intended for the use of the residents of the RACF, and are not expected to generate any 

additional traffic activity. 

 

Application of the higher (i.e. privately-operated) traffic generation rate to the 98 RACF beds 

outlined in the development proposal yields a traffic generation potential of approximately 20 

vehicle trips per hour during commuter peak periods. 

 

That projected future level of traffic generation potential should however, be offset or 

discounted by the volume of traffic which could reasonably be expected to be generated by 

the existing uses of the site, in order to determine the nett increase (or decrease) in traffic 

generation potential of the site which is expected to occur as a consequence of the 

development proposal.  

 

The RMS Guidelines nominate the following traffic generation rate which is applicable to the 

development proposal: 
 

Plant Nurseries 

57 peak hour vehicle trips + 0.7 peak hour vehicle trips per 100m2 of site area 

 

Application of the above traffic generation rate to the site area of 5,535m2 as outlined in the 

development proposal yields a traffic generation potential of approximately 96 vehicle trips 

per hour during commuter peak periods. 

 

Accordingly, it is likely that the proposed development will result in a significant reduction 

in the traffic generation potential the site of approximately 76 vph as set out below: 
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Projected Nett Decrease in Peak Hour Traffic Generation Potential 

as a consequence of the development proposal 

Projected Future Traffic Generation Potential:     19.6 vehicle trips 

Existing Traffic Generation Potential:      -95.7 vehicle trips 

NETT DECREASE IN TRAFFIC GENERATION POTENTIAL: -76.1 vehicle trips 

 

That projected reduction in traffic activity as a consequence of the development proposal will 

clearly not have any unacceptable traffic implications in terms of road network capacity. 
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4.  CONSTRUCTION TRAFFIC MANAGEMENT PLAN 

 
 

The construction activities are expected to be undertaken over a duration of approximately 18 

months and will involve between 5 and 20 staff as set out below.  Working hours are 

proposed from 7:00am to 5:00pm Monday to Friday and 8:00am to 12 noon on Saturday.  No 

work is to be carried out on Sundays or Public Holidays. 

 

CONSTRUCTON PROGRAM - DURATION AND STAFFING LEVELS 

Stage Work Duration Number of Staff 

1 
2 
3 

Demolition 
Excavation 

Construction 

         1 month 
         3 months 
       14 months 

5 - 8 
5 - 8 

5 - 20 
 
 

Demolition & Excavation Stage 

 

All spoil will be loaded wholly within the site with all trucks to enter and exit the site whilst 

travelling in a forward direction at all times, most likely via Killeaton Street, under the 

supervision of an authorised traffic controller. 

 

Construction Stage 

 

All deliveries will be unloaded wholly within the site, most likely via Killeaton Street, with 

the movement of trucks across the footpath during major deliveries to be supervised by an 

authorised traffic controller. 

 

Works Zone 

 

A Works Zone may be required along the northern side of Killeaton Street along a section of 

the site frontage.  The Works Zone parking restrictions, if required, would apply during 

working hours only and are provided specifically for the set down and pick-up of materials 

and not for the parking of private vehicles associated with the site. 
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Construction Truck Routes 

 

All heavy vehicles involved in the demolition, excavation and construction of the proposed 

development would approach and depart the site using a left-in/left-out arrangement via 

Killeaton Street as shown on Figure 6.   

 

Trucks approaching the site would turn left or right off Mona Vale Road into Killeaton Street 

and then left into the site. Trucks departing the site would turn left out of the site, left onto 

Link Road and then either straight onto Link Road or left/right back onto Mona Vale Road. 

 

Authorised Traffic Controller 

 

An authorised traffic controller will be required to supervise the movement of all vehicles 

across the footpath during the demolition and excavation stages of the project.  An authorised 

traffic controller will also be required during the construction stage of the project to facilitate 

major deliveries to the site, such as concrete pours.   

 

Tradesmen and Contractor Car Parking 

 

The site manager will ensure that adequate on-site parking is available for employee, 

tradesperson and construction vehicles, whenever practical.  Parking shall be provided in the 

basement car parking area as soon as practicable. 
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5.  PARKING IMPLICATIONS 

 

Existing Kerbside Parking Restrictions 

 

The existing kerbside parking restrictions which apply to the road network in the vicinity of 

the site are illustrated on Figure 7 and comprise: 

 

• NO STOPPING restrictions in the vicinity of the Mona Vale Road and Link Road 

intersection as well as the Mona Vale Road and Killeaton Street intersection 

 

• NO PARKING restrictions during the AM and PM peak periods on the northern side of 

Link Road, along the frontage of the site 

 

• NO STOPPING restrictions on the opposite (ie; southern) side of Link Road 

 

• 3 HOUR PARKING restrictions along the Killeaton Street site frontage 

 

• 3 HOUR PARKING restrictions on the opposite (ie. northern) side of Killeaton Street 

 

• generally UNRESTRICTED kerbside parking along the Mona Vale Road site frontage 

 

• BUS ZONES located at regular intervals along both sides of Mona Vale Road, Link 

Road and also Killeaton Street including directly outside the site.  

 

Off-Street Parking Provisions 

 

The off-street parking requirements applicable to the residential component of the 

development proposal are specified in State Environmental Planning Policy (Housing for 

Seniors or People with a Disability) 2004 in the following terms: 
 

Division 2 Residential Care Facilities 

48 Standards that cannot be used to refuse development consent for residential care facilities 

A consent authority must not refuse consent to a development application made pursuant to this 

Chapter for the carrying out of development for the purpose of a residential care facility on any of 

the following grounds: 
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(d) parking for residents and visitors: if at least the following is provided: 

(i) 1 parking space for each 10 beds in the residential care facility (or 1 parking space for 
 each 15 beds if the facility provides care only for persons with dementia), and  
(ii) 1 parking space for each 2 persons to be employed in connection with the development 

and on duty at any one time, and 
(iii) 1 parking space suitable for an ambulance. 

 

Application of the above SEPP parking requirements to the 68 standard beds, 30 dementia 

beds and maximum of 28 staff on-site as outlined in the development proposal yields an off-

street parking requirement of 23 parking spaces plus an ambulance bay. 

 

The above SEPP parking requirements are satisfied by the proposed provision of 29 off-street 

parking spaces as well as sufficient room underneath the porte cochere for an ambulance. 

 

The geometric design layout of the proposed car parking facilities have been designed to 

comply with the relevant requirements specified in the Standards Australia publication 

Parking Facilities Part 1 - Off-Street Car Parking AS2890.1 in respect of parking bay 

dimensions, ramp gradients and aisle widths.   

 

Loading/Servicing Provisions 

 

The internal loop road and porte-cochere at the front of the site in Killeaton Street has been 

designed to accommodate the swept turning path requirements of a community bus such as a 

22 seat, 7.0m long Toyota Coaster mini-bus, allowing them to enter and exit the site in a 

forward direction at all times.  

 

The proposed new RACF is expected to be serviced by a variety of light commercial vehicles 

such as “white vans” and the like, and small to medium sized rigid trucks up to and including 

8.8m long MRV garbage trucks. The loading dock is to be located on the ground floor level 

at the rear of the building. The manoeuvring area has been designed to accommodate the 

swept turning path requirements of medium 8.8m long MRV rigid trucks, allowing them to 

enter and exit the site in a forward direction at all times.  

 

Swept turning path diagrams illustrating the manoeuvring requirements of 8.8m long MRV 

rigid trucks accessing the loading dock and a community bus traversing the porte-cochere are 

reproduced in the following pages. 
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In accordance with pre-DA discussions held with the RMS, a Loading Dock Management 

Plan has been prepared detailing the operational characteristics of the proposed loading dock, 

as set out below: 
 

Loading Dock Management Plan 

 

• there will be approximately 4 to 6 service vehicle visits to the site each day 

 

• the majority of service vehicles will comprise light commercial vehicles such as “white vans”, 

utilities and the like 

 

• the maximum service vehicle size shall be limited to a medium sized 8.8m long MRV rigid truck 

 

• service vehicles shall not access the loading dock between the hours of 6am-10am on weekdays, 

and 

 

• all service vehicles shall enter and exit the site travelling in a forward direction at all times. 

 

Conclusion  

 

In summary, the proposed parking and loading facilities satisfy the relevant requirements 

specified in SEPP (2004), Council’s Parking Code, Australian Standards and by the RMS, 

and it is therefore concluded that the proposed development will not have any unacceptable 

parking or loading implications. 
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