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27 July 2024  

Ref: 24087 

The General Manager  

Northern Beaches Council  

3 Northcliff Street  

MILSONS POINT NSW 2061 

Attention: Scott Phillips 

council@northernbeaches.nsw.gov.au 

 

Dear Scott, 

 

DA2022/1164 

34-35 South Steyne, Manly 

Demolition and Construction of a Commercial Building 

s4.55 Traffic & Parking Assessment Report 

 

Introduction 

In December 2023, Northern Beaches Council (Council) approved DA2022/1164, involving the demolition of the 

existing structures on the abovementioned site and the construction of a new mixed use retail and commercial 

building. Off-street parking was approved for 13 cars, a loading bay, and 5 bicycles within a new basement parking 

area, accessed via Rialto Lane, as per the existing arrangement. The parking area was approved on basement 

level 2 (B2), whilst the bicycle parking area and end-of-trip (EOT) facilities were approved on basement level 1 

(B1). 

Notwithstanding the above, and following services input during the detailed design stage, a number of 

modifications are required to the design. A full schedule of the modifications is provided under separate cover, 

however, those that impact traffic and parking, comprise: 

• Zero nett change in retail service floor area  

• Nett increase of 122m2 of commercial floor area  

• Nett increase of 1 bicycle parking space 

• Thickening of basement shoring wall and introduction of additional structural columns within B2 

• Slight adjustments to basement parking layout 

 

The approved car parking provision/mix/general layout, loading, servicing, and waste collection arrangements, 

site through link, vehicular access location and design remain unchanged from the approved DA2022/1164 

scheme. 

 

Site 

The subject site is located on the western side of South Steyne, extending through to Rialto Lane, approximately 

50m south of The Corso. The site has street frontages of approximately 15m in length to South Steyne and 

approximately 9m in length to Rialto Lane, with a site area of approximately 691m2.  

 

The site is currently occupied by two x two-storey commercial buildings with informal at-grade tandem parking 

located at the rear of the site, accessed via Rialto Lane.  

 

mailto:council@northernbeaches.nsw.gov.au


 

 2 

The site is also burdened by a 3.0m wide right-of-carriageway (ROW) in stratum, extending along the rear 

boundary for the benefit of No.94 The Corso.  

 

A recent aerial image of the site and its surroundings, along with Streetview images of the site frontages, are 

reproduced below and on the following pages. 

 

Figure 1 – Aerial image of the subject site from 07 April 2024 (Source: Nearmap) 

 

 
Figure 2 – Streetview image of the rear of the subject site from Rialto Lane, looking north-east (Source: Google Maps) 
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Figure 3 – Streetview image of the rear of the subject site from Rialto Lane, looking north (Source: Google Maps) 

 

As can be seen in Figure 3 above, informal off-street at-grade car parking is provided in a tandem arrangement 

within the rear hardstand area, accessed via Rialto Lane. 

 

 

Approved DA2022/1164  

 

As noted in the foregoing, in December 2023, Council approved DA2022/1164, involving the demolition of the 

two existing two-storey retail/commercial buildings on the site to facilitate the construction of a new four-storey 

mixed use building with retail and commercial components. 

The approved development comprises the following components: 

• 137m2 GFA of retail floor area located on B1  

• 361m2 GFA of retail food & beverage (F&B) floor area located on GF  

• 1,292m2 GFA of commercial office floor area on L1-L3  

• Total approved floor area of 1,797m2 GFA 

 

Off-street parking in the DA2022/1164 scheme was approved within B2 for the following: 

• 6 standard car spaces 

• 4 car stacker spaces (2 x 2 above-ground stackers) 

• 2 car share spaces for exclusive use of the building occupants  

• 1 accessible car space 

• 1 loading & waste collection bay for compact waste truck 

• 5 bicycle spaces  

Loading and servicing was approved to be undertaken by a variety of light commercial vehicles such as courier 

vans, tradesmen’s utilities etc, whilst waste was approved to be collected via a private contractor using a compact 

6.3m long waste vehicle with an overhead clearance requirement of 2.08m. In this regard, a dedicated loading 

bay was approved within B2, directly opposite the end of the vehicular ramp. 

 

A copy of the DA stamped approved architectural plans for DA2022/1164 are provided in Appendix 1.  

Existing 3.0m wide ROW Existing vehicular access & tandem parking  
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As noted above, the car parking and loading bay was approved on B2, whilst bicycle parking and end-of-trip 

(EOT) facilities were approved on B1. Vehicular access to the off-street parking facilities in the DA2022/1164 

scheme is approved to be provided via a new single-lane ramp off the ROW at the rear of the site. 

 

Proposed Development 

Due to a number of matters that have arisen during detailed design, particularly with respect to achieving 

compliance with the various design codes, a number of modifications are required and proposed. A full schedule 

of the modifications is provided under separate cover, however, those that impact traffic and parking, comprise: 

• Zero nett increase in retail (F&B) service floor area  

• Nett increase of 122m2 of commercial floor area  

• Nett increase of 1 bicycle parking space, with relocation of all bicycles to B2 

• Thickening of basement shoring wall and introduction of additional structural columns within B2 

• Slight adjustments to basement parking layout 

• Reconfiguration of EOT facilities on B1 

 

The approved car parking provision/mix/general layout, loading, servicing, and waste collection arrangements, 

site through link, vehicular access location and design remain unchanged from the approved DA2022/1164 

scheme. Furthermore, the existing shared ROW which provides rear access to No.94 The Corso also remains 

unchanged. 

A copy of the proposed s4.55 architectural plans are provided in Appendix 2.  

 

Traffic Assessment  

 

The traffic implications of development proposals primarily concern the effects of any additional traffic flows 

generated as a result of a development and its impact on the operational performance of the adjacent road 

network, particularly during the weekday commuter peak periods. 

 

An indication of the traffic generation potential of the proposed s4.55 scheme is provided by reference to the 

former RMS publication Guide to Traffic Generating Developments, Section 3 - Landuse Traffic Generation 

(October 2002) and the updated traffic generation rates in the RMS TDT 2013/04a documents. 

 

The RMS Guidelines and TDT are based on extensive surveys of a wide range of land uses and nominates the 

following trip rates which are applicable to the proposal: 

 

 Restaurants 

 5 peak hour vehicle trips per 100m2 GFA 

 

 Commercial Premises 

2.0 peak hour vehicle trips per 100m2 GFA 

 

 

As noted above, the proposed modifications to the approved design result in zero nett change in retail (F&B) 

service floor area, however, a nett increase of 122m2 of commercial floor area. Application of the above trip rates 

to the proposed nett increase in commercial floor area, yields a nett increase in traffic generation potential of 

approximately 2 additional trips during the weekday morning and afternoon road network peak periods.  

Notwithstanding the above and noting there is no proposed increase in off-street car parking, there is also the 

possibility that the proposed modifications to the approved design will not result in any peak traffic movements. 
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In any event, the proposed nett increase in traffic generation potential is statistically insignificant. Accordingly, the 

road network operation is expected to remain at the same level of service and is therefore supportable on traffic 

grounds. 

 

Parking Assessment  

 

The off-street car parking rates applicable to the proposed s4.55 scheme are specified in Council’s Manly DCP 

2013, Schedule 3, Part A1 – Parking Rates and Requirements for Vehicles. 

 

 

Commercial Premises (including business, offices and retail premises) not elsewhere referred to in this Schedule *: 

• 1 parking space for every 40 sqm of gross floor area. Note:  Where Commercial Premises that are subject to 

this rate are located in Manly Town Centre, paragraph 4.2.5.4 Car Parking and Access also applies (particularly 

in relation to section 94 Contributions). 

 

*Note: Commercial Premises elsewhere specifically referred to in this schedule and subject to a different requirement to that 

of the standard rate for commercial premises includes Pubs and Supermarkets. Restaurant or Cafes and Take Away Food 

and Drink Premises are subject to a similar rate but are only calculated on the basis of the serviced area for the development. 

 

Restaurants or Cafes and Take Away Food and Drink Premises:  

• 1 parking space for every 40 sqm of gross floor area of serviced area,  

 

*Note:  Where Restaurants or Cafes and Take Away Food and Drink Premises that are subject to this rate are located in 

Manly Town Centre, paragraph 4.2.5.4 Car Parking and Access also applies (particularly in relation to section 94 

Contributions). 

 

 

As noted in the foregoing, the proposed modifications to the approved design result in zero nett change in retail 

(F&B) service floor area, however, a nett increase of 122m2 of commercial floor area. Application of the above 

parking rates to the proposed nett increase in floor area, yields a nett increase in off-street car parking 

requirements of 3 additional commercial parking spaces. 

The proposed car parking provision and mix remains unchanged, such that the s4.55 modification application 

results in a shortfall of 3 commercial parking spaces when assessed under the Manly DCP 2013 parking rates. 

The proposed shortfall of 3 commercial car parking spaces is considered acceptable in this instance, because: 

• The site is located approximately 450m north-east of Manly Ferry Wharf and within 400m of 9 bus 

services 

• The development makes provision for 2 car share spaces within B2 for the exclusive use of the building 

occupants 

• The development makes provision for 6 bicycle parking spaces and EOT facilities, thereby encouraging 

active forms of transport over private single car trips 

• The site lies within easy walking distance of an extensive amount of low, medium and high density 

residential areas, such that the potential exists for those residents to work at the development  

• The constraining of off-street car parking encourages workers to travel via sustainable transport and 

therefore reduces car trip rates in the pedestrian dominated environment in Rialto Lane 

• Council noted as part of their review of the approved DA2022/1164 that a maximum of 50% reduction 

in (DCP) parking requirements could be supported on the basis of proximity to sustainable transport 

modes, shops and recreational uses 

• The abovementioned 50% reduction reduces the car parking shortfall from 2.8 spaces to just 1.4 spaces. 

 

https://eservices.northernbeaches.nsw.gov.au/ePlanning/live/pages/plan/Book.aspx?exhibit=MDCP&hid=12508
https://eservices.northernbeaches.nsw.gov.au/ePlanning/live/pages/plan/Book.aspx?exhibit=MDCP&hid=12508
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Design Layout Compliance 

 

The geometric design layout of the vehicular access and parking area in the proposed s4.55 scheme is generally 

consistent with the approved DA2022/0682 scheme, albeit with the following modifications: 

 

• 5.4m long x 2.7m wide car stacker spaces (including stacker structure),  

• 5.4m long x 2.4m wide standard car spaces, 

• 5.4m long x 2.4m wide accessible car space plus a 5.4m long x 2.3m wide shared zone (noting the shared 

zone width is consistent with that approved under DA2022/1164), 

• 5.4m long x 2.5m wide car share spaces, 

• Additional 300mm width for car spaces against walls, 

• Nominal shortfall in dead-end aisle extension of 31mm (due to detailed design of the shoring wall), noting 

the oversized 6.5m wide aisle and no additional turning movements required to access the end spaces if 

a compliant 1m aisle extension was provided, 

• maximum gradient of 2.5% (1:40) in any direction within the B2 parking level,  

• no obstructions within the “design envelope” of any car parking spaces, 

• basement floor-to-floor levels unchanged from the approved DA2022/1164 design, 

• minimum 2.2m overhead clearance above standard parking spaces,  

• minimum 2.5m overhead clearance above the accessible parking space and adjacent shared zone,  

• minimum 5.3m overhead clearance above the car stacker spaces, consistent with the approved 

DA2022/1164 design,  

• loading and waste collection bay unchanged from the approved DA2022/1164 design, and 

• vehicular access driveway and basement ramp unchanged from the approved DA2022/1164 design. 

 

Conclusion  

 

In summary, the proposed modifications to the approved DA2022/1164 scheme, from a traffic, parking and access 

perspective, comprise: 

• Zero nett increase in retail (F&B) service floor area  

• Nett increase of 122m2 of commercial floor area  

• Nett increase of 1 bicycle parking space, with relocation of all bicycles to B2 

• Thickening of basement shoring wall and introduction of additional structural columns within B2 

• Slight adjustments to basement parking layout 

• Reconfiguration of EOT facilities on B1 

The proposed amendments result in a theoretical nett increase of just 3 additional vehicle trips during the weekday 

morning and afternoon road network peak periods, however, is likely to be closer to zero as no additional off-

street car parking is proposed. Furthermore, the approved car parking provision remains unchanged, thereby 

resulting in a numerical shortfall of 3 commercial spaces when assessed under Council’s MDCP 2013 rates. The 

nominal commercial parking shortfall is considered acceptable, however, given the extensive public and active 

transport options nearby, surrounding residential and commercial areas within walking distance, as well as 

sustainability by limiting vehicular trips.  

The approved car parking provision/mix/general layout, loading, servicing, and waste collection arrangements, 

site through link, vehicular access location and design remain unchanged from the approved DA2022/1164 

scheme. 

In the circumstances, it is concluded that the proposed s4.55 scheme will not result in any unacceptable traffic, 

parking, servicing or access implications.  
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Please do not hesitate to contact me should you have any comments or questions. 

 

Kind regards 

 

Chris Palmer 

Director 

B.Eng (Civil), MAITPM 

 

Attachments: 

1. DA2022/1164 approved architectural plans  

2. Proposed s4.55 architectural plans 



 
 

 

 

 

 

 

 

 

 

 

 

 

Appendix A 

DA2022/1164 Approved Architectural Plans 

 

 

 

 

 

 

 

 

 

 

 

 

 















 
 

 

 

 

 

 

 

 

 

 

Appendix B 

Proposed s4.55 Architectural Plans 
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Home Story Name

Basement 01

Ground

Level 01

Level 02

Level 03

Zone Name

B1 LEVEL GFA

GROUND FLOOR GFA

LEVEL 01 COMMERCIAL GFA

LEVEL 02 COMMERCIAL GFA

LEVEL 03 COMMERCIAL GFA

Calculated
Area (sqm)
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536.4

332.1
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