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Mr Riccardo Adirosi director Graham Pindar

Tony Owen Partners acn: 065132961
Level 2, 12 Queen Street abn: 66065132961
Chippendale NSW 2008

Re: Twin Creeks Resort — Revised Development Application
Traffic Impact Assessment

Dear Riccardo,

We refer to the subject proposal for an expansion of the existing Twin Creeks Golf Club to
accommodate a hotel and function centre. We understand the Development Application (DA) has
been revised following input received from Council, noting the scale of the hotel has been reduced
and the parking arrangements reconfigured.

The following traffic assessment builds on the previous Traffic Impact Assessment (TIA) prepared by
TRAFFIX which was lodged with the DA (ref: 16.103r01v5 - Date: 20/07/16).

Having reviewed the proposed plans for the revised DA we now advise as follows:
€ Description of Proposed Development

The revised development application now comprises the following

e A reduction in the total number of hotel rooms over the previous application. The proposal
now relates to a total of 163 rooms (down from 196).

e A separation of parking for the hotel use and the club patrons in a revised basement parking
layout.

e The remaining aspects of the proposal remain as per the previous DA.

A set of plans are also included in Attachment 1 for reference.
@ Parking Requirements

A revised parking assessment has been undertaken for the reduction in hotel provision to determine
the revised parking requirement for the hotel use.
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The assessment has been included in Attachment 2 and demonstrates a minimum of 123 spaces
are required to service the revised hotel component. In addition, it can be seen a total of 308 spaces
are required to service the combined site, including hotel, clubhouse, function centre and auxiliary
uses.

In response it can be seen from the revised plans that the proposal now accommodates a total of 123
spaces for the hotel (including six disabled spaces), located in Basement 1 and 2. These spaces
have been partitioned from the remainder of the parking provision for exclusive use by hotel patrons
and staff.

In addition the revised plans propose a further 270 spaces (including nine disabled spaces) over the
Ground Floor and Basements 1 and 2 for all other uses relating to the site.

Furthermore, the ground floor arrangement maintains drop off facilities for hotel, function centre and
golf club, in addition to coach parking for up to three buses.

Hence it can be seen that the total provision of 393 spaces shall comfortably accommodate the
expected maximum demand of 308 spaces, including a dedicated provision for parking by hotel
patrons, ensuring all parking demands shall be accommodated on site.

@ Traffic Impacts

It is noteworthy that the revised scheme represents a reduction in size and scale of the scheme
assessed in the previous TRAFFIX Traffic Impact Assessment. As such it can be assumed the revised
scheme shall also be satisfactorily accommodated by the existing road network infrastructure, with
no external network upgrades required as a result of the DA.

@ Access and Internal Design Aspects

The access arrangements are as per the previously assessed DA, however the operation of each
driveway has altered slightly to reflect the revised basement layout and exclusive hotel carpark
arrangement.

A revised vehicle and pedestrian circulation diagram has been produced to demonstrate the revised
arrangement and has been provided in Attachment 3. It can be seen that the southern ramp to the
basement shall now be reserved for use only by hotel patrons and the loading dock whilst the ramp
at the northern end of the site is used to access all other parking, via the ground floor carpark.

The internal design has been provided in accordance with Australian Standards AS2890.1, AS2890.2
& AS2890.6 with the following aspects notable:

e Parking modules have been designed with a width of 2.5m and a length of 5.4m in
accordance with the requirements of club parking.

e Disabled spaces have been provided adjacent to a shared parking space of 2.4m in width
and 5.4m in length, protected by a bollard in accordance with AS2890.6

e All dead end aisles longer than six spaces have been provided with a turning bay
e Four spaces within the hotel provision have been designed in a ‘stacked’ arrangement, these

shall be reserved for use by staff who shall be able to manage this style of parking
arrangement.
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e All aisles have been provided with a minimum design width of 5.8m, allowing for two way
flow.

e The arrangement for loading is as per the previous DA, with a turntable provided to access
three docks.

e All ramp grades remain as per the previous DA and are designed in accordance with
AS2890.1 and AS2890.2.

It can be seen the revised DA proposal has been designed in accordance with the requirements of
AS2890. However it is expected a Condition of Consent shall be imposed requiring compliance prior
to the release of a Construction Certificate.

@ Summary

The revised Development Application reduces the number of hotel rooms over that which was
assessed under the previous application. In addition the parking layout has been altered to provide
an exclusive parking area for hotel guests and staff.

The parking provision provides surplus parking over the maximum expected demand, ensuring all
parking demands shall be accommodated on site.

The reduction in hotel provision shall result in a corresponding reduction in expected traffic generation
from the generation assessed as acceptable under the previous DA.

The revised layout has been designed in accordance with the requirements of the Australian
Standards and all parking demands shall be accommodated on site.

As such the revised application remains supportable on traffic planning grounds. We trust the above
is of assistance. Please contact the undersigned should you have any queries or require any further
information regarding the above.

Yours faithfully,

traffix

Geoff Higgins
Technical Director

geoff.higgins@traffix.com.au

Attachments: 1) Revised Plans
2) Revised Parking Assessment
3) Revised Circulation Plan
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Attachment 1

Revised Plans

/)

traffic impact studies | expert witness | local govt. liaison | traffic calming | development advice | parking studies
pedestrian studies | traffic control plans | traffic management studies | intersection design | transport studies



<
0
ey
€

CHILDCARE AREA REMOVED.
LANDSCAPE AREA AMENDED WITH
INCLUSION OF DENSE SCREEN PLANTING

CONNECTION WITH
POOL AREA REMOVED

+
// > 5 = 3 N
p S — A = -
/ 5!
“ LOT 221 A L
DP 270417 | * +
i |
\ = -G OO0 Ny
________ [ — ; : i 00000
SITE BOUNDARY LIE | <; N2 o - -
i o : ) o000 R @é a0 8@ e RS .
| ) COgo0 e 1 I
566.2,
| 0000 T [P
: : “‘\:R;é ; @ @ @ @ i i e RESTAURANT BAR LOUNGE H ;}1
| = A pooe —— {3 ¥ — N B 7:[ ﬂ T . - Fosio?
] Z o g 135
' = (il l oo | 000 -
COMMUNITY FACILITIES =
SITE g Iy I i : I B - o @&m
et 1)1 1 e L R
|szeezmpmnene 5 T%g M s i Tniaiaa H\\I‘\‘\l\‘ = instiani L 4
F7| B2 oq RS & B8 idh 28 b | il ] } I
= \ggj%gﬁﬁ %Mgg\ - TS — | ‘v>>
it [t — = Y
o L L S 3% 0 e O 3 T iN U R
- | gg/gg// == = 5 SVESS % e — e F; 3 | | N { i N
gg/ = 3 b % . 3 - | T AT INMW e
e 2 ; — . $T T i b
@ o 4 = = " = i CONVENENCE STORE _’) ﬁ \Y D ilg'l' — il
Z | SNT :‘ | :‘ | d/ o P P Iy — :;\ %a ) Eﬁ'égé?: \% ‘%L_ o Dz O LOT 4%}1‘ o @és@n o
| T TS : : | “\‘ | : o : ~ o -~ . _\’? ‘ @ e PRIVATE BUS DROP-OFE_ )P 270417
S ng o ¢ . ST, T | T ) o oo o o) y; = QONE&AY
) & 'y py -~ N R 3 wha
’ . » 00 2 ,
S ~ ] (!OQ i HOTEL LOBBY 3, ’T’”“ RN é %‘ ’
2 i O Qf o // // i : I s A e
) z gi%%é Sgd = . " \\::4/\\\ Q \ N2 PARKING = [ ONEWAY = oLy House L% f
FLE ST A oo N 4 > , ¥
R / ;o o N S
Ggi] /4 / J = ‘0 00 . ;gg%i —
~ [ / 1 Q < ~
< . o 4}\ wha N
B - e

< > Xz
N + v %
— _ < S
2 1 =~ RLIT81 ES pemn <+ !
SPA EXTERNAL = 4
OFA EATERNAL 250 . %
POOL/ACTIVITIES = CluB HO! A
FYVLIAVTIVITIES ONE WAY RPAI .
REMOVED i A
_— RL35.70
—
RL%7 <$*\
)\
_— '
] o5
D R O P - F/ 5 \
TING BAY 2
= _\‘3 1
N
Rev. | Description By | Date Disclaimer Notes Legend Cgnsultants Client Architects Project Key plan Scale Date 03/18
A | ISSUE TO CONSULTANT RA |16 MAR 2016 DRAWINGS MADE TO A LARGER SCALE AND THOSE SHOWNG TWIN CREEKS 1:300 @ A1 1:600 @ A3
. PARTCULAR DETAL OF WORKS SHALL TAKE PRECEDENCE
B | DEVELOPMENT APPLICATION RA |25 AUG 2016 g P e T couese oF OVER DRAWNGS NADE T0 A SNALLER SCALE AND FOR ,—~\ Drawing tile
VORE GENERAL PURPOSES
€ PRCPOSD DEVGLCPIENT ALD I CENSULTATCN T ¥ RESORT
c | bareLopce RA [15NOV 2016  GolNGL SUNISSON O THE DRAWNGS. ONSTIUE | yieRe ANY DISCREPANCY EXISTS BETVEEN FIGURED AND GROUND FLOOR PLAN
A REPRESEVTATCN O WAFRANTY BY THE CEVELGPER OR TS SCAED DIVENSONS. THE  FGURED DNENSIONS SHALL win YeexKs
D | ADDITIONAL INFORMATION RA |25 MAY 2017|  SERVATS AGONT OR CONRACTRS THAT TE ORANGS AE | bocyil m iub — Project address Projectno. Q57 Drawingno. AqQQ  Rev
IN ACOORDANCE WTH THESE DRANNGS." BUILDER TO CHECK ALL STE DIMENSIONS PRIOR T0 golf & country club (== 16 Qi Strt . F
E ADDITIONAL INFORMATION RA 09 MAR 2018 ijpendol Drawn RA
B CHT T A . DA T PR & s NS 5 w0 winCreeks
F | ADDITIONAL INFORMATION RA [20 MAR 2018|  DRAVINGS USID CARRY THE LATEST AVEICMET o- T T ey Y smmeana) Drive,Luddenham NSW 2745 {| Drawing status
OF THESE DOCUMENTS SHALL BE SUBJECT 10 THE COPYRIGHT ! '
TENS SET 0UT N THE GONDTIONS OF ENGAGDIENT © ADDITIONAL INFORMATION




X

N\

PROPOSED CARPARK NUMBERS

OF TESE DOCNENT SWAL BE SUBKCT 0 TiE COPRGHT ()
TN SET 0UT N THE GONDIONS OF ENGAGEENT

REQUIRED PROPOSED k
BASEMENT 2 BASEMENT 1 GROUND TOTAL p P -
HOTEL
(LOT 221) 123 (mclumngslsaccessih\e) (|nc|udin9355 accessible) (.m!a?ng 65 aageigns\e)
CLUB HOUSE
(LOT 47) 185 (mclumng736accessih\e) (including 4 accessible) | (inc. ?asccess.) (mcfﬁ?ng gs alicaegfije)
i
WL =
4
EN pCiT -
[ | (ww]
>{@ oSS, -
=
-
EARI00000000000000 W] (000p00000og0o0poodonoonnOnAsnAMANION00000000) mﬂ (ogooaL ’/
= ‘ d {ﬁ \
i E 27 | /’ .
N
SERVICES OF HOTEL COMPONENT
RELOCATED WITHIN LOT 221 \ \
CLUB HOUSE ADDITIONAL RAMP TO
\ BASEMENT 2 CAR PARK \\ \
HOTEL STORE/ WORKSHOP i i \
HOTEL AND CLUB HOUSE CARPARK
PHYSICALLY SEPARATED AND
— - ) INDIPENDENT FROM EACH OTHER
WASTE ROOM - “Sf ‘ \ —
-~ SWITCH ROOM é Hggm@é}‘ & e
v ¢ ";]__32‘50:“”” \\\ = g - _ = GHE I E‘ S— l\ [RL3300] 4 —
3 | =
3 o L mEm LOT 47
[I
e O 1 DT e O T e R U R0
> Y B = = ; : : : = ; :
o It 10 = . = =
...... ﬁ Jl o %’ﬁ @ ;f E | 30L ﬁ E
\ WASTE COLLECTION = E ‘ CARSPACES ‘ =
A % = %
! JoUCE = IR I g ) ) = 4
NN i ) 0 = R/34.00 §< Ay ..[RL33.00 g = Bt e
. e O IS A O = i i i s A 4
Lz i 1+ | = : = 4 : 7 1 SR i :
N 10 = = I~ - - \
CAR SPACES (N %ﬁ @ E JC@?/CS ﬁ E - chsp%i
SN = WA= ¢ o IR I 1 = iy ) R :
______________ AR TR S —— = = = .
é‘ng L 34.0:':< e .., RL33.00 g % :
el 28 I SR it 0 0t
— S iS5 : i @ i
«— P _ Pl gé %é "é 5 CAR SPAQES
SERVICES OF HOTEL COMPONENT \
RELOCATED WITHIN LOT 221
Rev. | Description By | Date Disclaimer Notes Legend Cgnsultants Client Architects Project Key plan Scale Date 03/18
A ISSUE TO CONSULTANT RA |16 MAR 2016 Eiﬁw&fﬁ:ﬁ%ﬁ&[@gg&g gaﬁ ¢;‘E{‘b}?€gz§g§’g§"s TWI N CREEKS 1250 @ A1 1500 @ A3
B | DEVELOPMENT APPLICATION RA (25 AUG 2016| g B A R DS A A o OUER DEAWNGS MAOE 10 4 SUALLER SCALE AV FOR ,_‘\ Drawing tile
<[ oaneronce *a vovanns| S SmeSoRl BRI, | EER T Twin Creeks RESORT BASEVENT 18 PLAN
D | ADDITIONAL INFORMATION RA |25 MAY 2017  SERVAITS, ACONTS OF ONTRACTRS AT e DRAMGS Me | S PSS T TGUTED DNENSOLS S Project address Projectno. 957 Drawingno. AQ90 Rev
E ADDITIONAL INFORMATION RA |09 MAR 2018 N CEROGE W T DS B K g - DMENSIONS PROR TO golf & country club <2 gi@ﬁ“ win Creeks Drawn RA F
F | ADDITIONAL INFORMATION RA |29 MAR 2015| DR D curn e LNEST MBI 1o T OIS 0 A WG DD 6 A ST Dtan E@&”&% E?i\-,re,Lugdenham,Nsw 2745 {[ Drawing status

ADDITIONAL INFORMATION




ADDITIONAL CAR SPACES PROVIDED
TO MEET THE HOTEL REQUIREMENTS

N
5 [
/S
“
o
2
S
. o
2
3
e
=
#

L 31.00

e

[

% HOTEL AND CLUB HOUSE CARPARK
PHYSICALLY SEPARATED AND
INDIPENDENT FROM EACH OTHER

0re

£
CARSPACES =>

RN WG A AN

CLUB HOUSE ADDITIONAL RAMP TO

BASEMENT 2 CAR PARK

—
=
=
=
= ==
=
= =
— [ —
5] 05 2 B @ o =
5500 — =
— =
6590 [
FS1 — =
W, 12 = = 30
i e l = = — 1
B = = cARSPcEs =
AW S % g = =
— =
¢ 7 ? [ ] = = i l g :
7w w ‘n " " = | I T 6| o] w © o = 2| =], w s| s| s
. — = = FUTURE PARKING CAPACITY FOR STAGE 3
= = = = =
; § = = T
B =}  — |
A
2 ) > onooong AAANNNNN0NNOMNIANS (naonoaonnon R R E=S
Y N T o 0 e = 5. | &° ER o o T W @ o Wz R -
; D : 1 (1B | ‘ : 7 =
S N 1 8 =
N & - = -~
5, e
& S Y = N @
N ! — CAR SPACES
HYDRAI ) e sl = (inciuding 3 disaed)
UMP ROGH i =
" —
7 A N= o l i f :
25 2 23 2 21 20 |/ 15 6 7 18 19 0 2 2 23 2 25 2% 27
N\ /¢ g FUTURE PARKING CAPACITY FOR STAGE 3
N => = =>
N 0 snmzmmynons & e [RL30.00 ] g
== e Fuae E H
—
0000000000000000ETNOA00000000000Y (000000000000 AARRA000000000000000TI000000T000000
FTORNIN 7 e gl G B B i B B & g @ B o o 0 Gl e & 7o 7« 7 7 T 7 7
| BAY g |
8) 19
% | AR SFACES ChRSPACES
/ |
SERVICES OF HOTEL COMPONENT
RELOCATED WITHIN LOT 221
Rev. | Description By | Date Disclaimer Notes Legend Cgnsultants Client Architects Project Scale Date 03/18
A | ISSUE TO CONSULTANT RA |16 MAR 2016 ORAVINGS WADE T0 A LARGER SCALE AND THOSE SHOWNG TWIN CREEKS 1:250 @ A1 1:500 @ A3
B | DEVELOPMENT APPLICATION RA (25 AUG 2016| g B A R DS A A o Egg%‘ %‘»gj&%&zﬁ Sr:é:igﬂfg ey s ,—~\ tDI I RESORT Drawing tile
c | pareLobee RA [15NOV 2016 ?E@?ﬁﬁ;%?ﬁﬁ%% pgé‘: »Z%E‘ S;";{“V&'E WHERE At DISCREPANCY EXISTS BETVEEN FOURED AN T = C k BASEMENT 2 PLAN
D ADDITIONAL INFORMATION RA |25 MAY 2017|  SERIANTS, AGENTS OR CONTRACTCRS THAT THE DRAHNGS ARE S, ISONS: T FIGTED DNENSIONS St Wm r ee S D E w2 Project address Projectno. Q57 Drawingno. AQ80 Rev
[ oo neomaron o fowmzon| i e’ T | e e e o gelt ety G55, TS fag) onmcees van RA F
F | ADDITIONAL INFORMATION RA (29 MAR 2018|  ORAWNGS USED CARRY THE LATEST AVENDUENT No- e OCINBTS A AT WS DXEUED /5 A RS Eimmanal Drive, Luddenham,NSW 2745 Drawing status
Dot BT caarve oo O ADDITIONAL INFORMATION




Attachment 2

Revised Parking Assessment
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Ref: 16.103x02v01 Twin Creeks Golf Club - Parking Analysis and Trip Generation.xIsx

Demand - % of Peak Demand Demand - Spaces
. Variation from Raw Adjusted Rounded
No./ . Council DCP Raw ) (to nearest) |[Weekday| Weekend | Weekend | Weekday | Weekend | Weekend
Use Council Rate . DCP Requirement NOTES Base . . ) X . .
Area Requirement . Base Evening | Midday Evening | Evening Midday | Evening
(see notes) Requirement; .
Requirement
Golfers
Parking rate based on existing club peak
Bt @l @lllo (et demand survey, increased to account for
currentgbar/bistro) 9 N/A| Survey Assessment 87 110% potential seasonal variation. Peak demand 96 96 15% 100% 20% 14.4 96 19
for golf on weekend midday - some players
expected to stay into the evening
Functions
. Assumed that 30% of guests will stay at the
(';‘é'l‘fcg‘l’l:‘bf;";)es (i) &g 832'3?;“33(‘5;) 1;":;6 l‘;";gmz EES 193 70% hotel and will be already accounted for 135 135 80% 50%|  100% 108 68 135
9 P ploy there. Peak demand during the evening
Hotel
Expected a proportion of guests are to
1 space per room plus arrive to hotel via taxi/coach/rideshare
Hotel Rooms 163 rooms 36 staff 1 Zr 6 e?n o eesp 169 85% rather than 1 car per room (15%). Peak 144 144 85% 65% 85% 123 94 123
P ploy parking demand expected to occur
overnight
Auxillary
Gym 195.2|7 spaces per 100m2 14 0% Sl Gy esseleeits wi stz guese 0 o 10% 50% 10% 0 0 0
already accounted for elsewhere on site
Largely populated by hotel guests. Peak
Spa 188.2|7 spaces per 100m2 13 15% demand occurs in morning outside these 2 2 50% 100% 0% 1 2 0
peak nent periods
Small retail units expected to cater to
Retail 204.2|1 spaces per 30m2 7 10% existing visitors/guests rather than drawing 1 1 0% 100% 0% 0 1 0
additional customers to site
Bar / Karaoke 53.3|1 space / 4 sqm 13 40% Pty GUSIITSTS Elem e e 5 5| 75% 50%|  100% 4 3 5
associated hotel and golf club
Admin 218.9]1 space / 40 sgm © 100% Typically weekday 9-5 staff 5 5 15% 100% 0% 1 ) 0
Lounge / new!club room 387.4|1 space / 6 sqm 65 40% IPiESIRTELTy GUSISTIEIS CEN (e G 26 26|  50% 0%|  100% 13 0 26
associated hotel and golf club
566 414 264.4 269 308

|Peak Parking demand308

[Occurring on |Weekend Evening
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Attachment 3

Revised Circulation Plan
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