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2017SCL027 – INNER WEST COUNCIL – DA201700185 
728 PRINCES HIGHWAY, TEMPE 
APPLICANT SUBMISSION IN RESPONSE TO COUNCIL OFFICERS & TRAFFIC REPORTS 
 
Dear Mr Scully, 
 
I refer to the above application and coming before the Panel for determination on 4 April, 2019.   
 
On behalf of the applicant I confirm that we have read the GTA Peer Review, the GTA addendum 
letter, and the Council’s Supplementary Report.  We note that both peer review report and Council 
officers report both agree that the proposed access strategy for the Bunnings’ development is 
“…the only feasible solution”.   
 
To further assist the Panel in its deliberations, attached to this letter is a response to the GTA 
traffic analysis prepared by Transport Traffic Planning Associates.  Bunnings contends that both 
the GTA and Council officers report, indicate expected impacts upon the road network which are 
not realistic in light of all relevant factors; thus warranting a response from the applicant “in reply”. 
 
We would also like to record and reiterate the substantive merit of this development as follows: 
 

 Consistent with the land use and type of development expected in the B6 zone, being an 
employment generating development  

 A development which is compliant with relevant LEP and DCP requirements, including 
development standards such as FSR, height, parking 

 A development which restores and conserves a significant historical element of the Princes 
Highway streetscape 

 A development which will manage contamination & archaeological matters appropriately 
 A development that provides for an appropriate traffic outcome at a site, whose most recent 

historical usage as a warehouse and distribution centre (and decades of past use as 
industrial and warehousing purposes) has the potential for substantial heavy vehicle use and 
potential for ongoing use, were the Bunnings proposal was not to proceed 
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 The proposed improvement to the capacity of the Smith Street & Princes Highway 
intersection (by way of the proposed slip lane and additional westbound lanes) provide public 
benefit to current industrial and residential occupants and users of Smith Street  

 Makes economic use of a large and underutilized site in a recognised “bulky goods precinct” 

 Carefully sited building massing which affords a significant setback (over 20m) for the upper 
floor level in relation to Smith Street 

 
We have reviewed the draft conditions proposed if the Panel was minded to grant consent to the 
application.  We recognise that a “deferred commencement” condition is now proposed by Council 
as follows: 
 

The applicant is fund a full comprehensive Local Area Traffic Management study to be 
undertaken by Council to determine the potential impact on specific local residential streets 
including Smith Street, Union Street, Foreman Street and South Street. Appropriate mitigating 
LATM measures/works must be detailed and measures proposed to combat any adverse 
effects identified. 

 
The applicant agrees that this condition provides an opportunity to determine a suite of measures 
to discourage rat running through residential streets, and Council management of the process is 
appropriate.  We also acknowledge that a post occupancy review requirement is also outlined in 
condition 112 which provides an opportunity to review actual observed impacts and measure 
effectiveness of approved LATM measures. 
 
Given the outcomes of this peer review process, including confirmation that the Bunnings access 
strategy is the only feasible option; the additional information in response provided by the 
applicants’ traffic consultant; the RMS having granted its concurrence to the development; the 
“Deferred Commencement” condition now proposed by Council; and the merits of the 
development (summarised above); we respectfully request the Panel to resolve to approve the 
Bunnings application subject to conditions included in the officer’s report. 
 
Myself and our key traffic and parking consultant will be present at the Panel meeting scheduled 
4th April and will be available to answer questions.   
 
Yours faithfully, 
 

 
Philip Drew 
Development Approvals Manager 
Bunnings Group Ltd 
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Bunnings Tempe 
 

Factors To Consider 

- The Westconnex-M5 Tunnel, which is now physically completed, runs directly 
beneath the highway at Tempe in connecting with the M5 and the proposed M6 
(See Appendix A details). The Traffic Study for Westconnex predicts that as a 
result of the tunnel the existing traffic flows on the subject section of the Princes 
Highway will reduce by some 50%.  However, there is no mention of this in the 
GTA assessment. 

 
Given the requirements to satisfy Consent Conditions (particularly Deferred 
Commencement Condition 6) and the time needed to demolish, excavate and 
construct the new building (estimated 18 months), it is apparent that the 
Bunnings would not open before the time that the Westconnex tunnel becomes 
operational (i.e. early 2020). 
 

- RMS is the authority responsible for access intersections on the Princess 
Highway and does not consider these matters lightly. RMS specified the phase 
split parameters and requested and were provided with the electronic SIDRA 
modelling files which TTPA prepared. The RMS traffic modelling experts 
scrutinized the models and proposed access arrangement and accepted the 
TTPA findings without any exception or qualification as indicated in their 
concurrence letter of December 2017 (See Appendix B details) 
 

- There is an existing valid Consent for a Bulky Goods development on the site 
approved by the Panel with RMS concurrence (see Appendix C details). Unlike 
the Bunnings proposal this approved scheme relies entirely on Smith Street for 
all vehicle access and the development would potentially generate more 
delivery and service vehicle movements than the Bunnings due to the multiple 
tenancies in the proposed 20,000m2 of floorspace. 
 
This site represents a viable (and no doubt ‘in demand’) bulky goods 
development due its juxtaposition with IKEA and Decathlon, the frontage to the 
Princess Highway with its traffic signal controlled access and the existing valid 
Consent. 
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GTA Report 

- Access Strategy 
The GTA assessment considered all of the potential vehicle access options and 
concluded that the proposed access arrangements presented the only feasible 
solution. 
 

- Traffic Surveys 
The GTA assessment is based on traffic surveys undertaken at the 
intersections on the Highway in early December 2018 however, this is a period 
of heightened traffic activity compared to the “norm”. An assessment was 
undertaken by TTPA to establish the magnitude of the deviation from the norm 
(See Appendix D) and this revealed elevated traffic levels of +8% to 20% above 
the annual average during early December. 
  
The TTPA assessment was provided to Council in December 2018 however no 
consideration is given to this in the GTA report. 
 

- Site Activity 
The report suggests that the current (at the time of the traffic surveys) level of 
traffic activity on the site did not equate with what was adopted in the TTPA 
Traffic Report. In fact, in December 2018 portion of the site was leased to the 
taxi depot business operated on the opposite side of the highway. The Nearmap 
image (Appendix E) shows the extent of taxi activity on the site and along Smith 
Street involving drivers arriving and departing via Smith Street.  There were 
also vehicle movements associated with the various other existing uses on the 
site. 
 

- On-Street Parking Loss 
The on-street parking loss assessment undertaken in the report contains a 
diagram (see Appendix F) which is a misrepresentation of loss. The red line on 
the southern side of Smith Street is in fact an existing NO STOPPING restriction 
and therefore there is no loss. The parking on the northern side of Smith Street 
commences to the east of the existing site access driveway. 
 
The GTA assessment did not have regard for the comprehensive previous 
TTPA assessment provided to Council which established that the existing 
kerbside parking was heavily utilised by workers in the area but relatively little 
used at night or on weekends and there was relatively little if any residential 
use of the parking on the northern side. 
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- Traffic Distribution 
GTA concurs with the TTPA directional distribution of Bunnings traffic but 
suggests that the weekday PM IN/OUT split be changed to 50/50. Unlike GTA, 
TTPA have undertaken many traffic surveys at existing Bunnings sites and 
have a close understanding of Bunnings traffic characteristics and accordingly 
we have established a 40/60 split characteristic as there are more customers 
departing in the weekday afternoon peak unlike the 50/50 split on weekends. 
 

- Traffic Queuing 
The TTPA SIDRA modelling for the “existing” circumstance, which was 
accepted by RMS, shows queues of up to 258m on the highway during the 
weekday PM peak and 158m in the weekend midday peak (See Appendix G 
details) 
 
It is not apparent why the GTA modelling indicated much shorter queues in the 
highway, however this could be a result of not applying the phase split 
parameters specified by RMS (i.e. it is noted that the highway approaches show 
Level of Service A while Smith Street has LOS E and this is not the experience 
on site).  However, the overriding consideration is that the traffic volumes on 
the highway will be substantially reduced when the constructed Westconnex 
tunnel is operational. 
 

- Traffic Signal Phasing 
The traffic signal phasing adopted for the traffic modelled “existing” 
circumstance reflects the current intersection circumstances and the 
parameters specified by RMS ie phase splits and phasing (See Appendix H 
details). 
 
The traffic signal phasing for the modified intersection is shown on the design 
plan prepared by TTPA reproduced in Appendix I which: 

- was utilised for the SIDRA modelling 
- is prepared to RMS standards and specifications 

 
 



 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

WESTCONNEX TUNNEL DETAILS 
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RMS LETTER OF CONCURRENCE 
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APPROVED BULKY GOODS PLANS 
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RELEVANCE OF 
DECEMBER TRAFFIC SURVEYS 

 
  

 

APPENDIX D 





7 - 8 8 - 9 12 - 1 1 - 2 4 - 5 5 - 6 6 - 7 7 - 8
3/12/2015 4,857     4,646     5,452     5,499     5,062     3,460     

Annual Average Hourly Traffic (01/01/15 - 31/12/15)* 4,035     4,084     4,903     5,022     4,383     3,064     
Ratio of 03/12/15 traffic to Annual Average Hourly Traffic 120% 114% 111% 110% 116% 113%

03/12/15 traffic is % higher than Annual Average Hourly Traffic 20% 14% 11% 10% 16% 13%

5/12/2015 4,397    4,572    
Annual Average Hourly Traffic (01/01/15 - 31/12/15)* 4,059    4,138    

Ratio of 05/12/2015 traffic to Annual Average Hourly Traffic 108% 110%
5/12/2015 traffic is % higher than Annual Average Hourly Traffic 8% 10%

Note: *Annual Average Hourly Traffic is the average hourly traffic volume for the traffic collection station for 365 days. 
Source: https://www.rms.nsw.gov.au/about/corporate-publications/statistics/traffic-volumes/aadt-map/index.html#

Day Assessed Date
Vehicle/hour in Both Northbound and Southbound Directions

Traffic Data from Roads and Maritime Services - Traffic Volume Viewer - Princess Highway 200m East of Brodie Spark Drive, Wolli Creek 2205 (Station ID: 23001)

AM Peak Midday Peak PM Peak

Thursday

Saturday



 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SITE ACTIVITY 
DURING TRAFFIC SURVEYS 
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GTA DIAGRAM 
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TTPA SIDRA MODELLING 
FOR EXISTING 
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ADVICE TO RMS 
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FUTURE SIGNAL DESIGN 
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