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Officer comments

Further comments - March 2024

It is noted that the applicant has provided amended architectural plans showing disabled
parking spaces and trailer parking spaces. However, shuttle bus parking spaces are missing.
As the shuttle bus requires parking and the bus was previously parking in designated
accessible parking spaces, which is inappropriate, spaces for the shuttle bus, which would
exceed the standard dimensions of a car parking space should be shown on the plans. This will
be conditioned

It is noted that the amended architectural plans now show one-way directional arrows in the
upper car parking area. These painted markings shoudl also be supported by ‘NO ENTRY’ and
'ONE WAY' signage at appropriate locations. This will be conditioned.

Page number 9 of the amended architectural plans, has a note relating to the disabled spaces
stating, “modification to pedestrian path and parking bays to suit proposed works”. It looks like
the building line has been pushed back to provide wider footpath in this area to accommodate
a wheelchair. Further details regarding the proposed changes should be provided, this will be
conditioned.

Plan of Management 

It is noted that an Operational Plan of Management has been submitted. In section 6.2 of the
Operational Plan of Management, item ‘c’ states that “Some Access to the car park will be
limited to Licence Plate Recognition (LPR) for members and a full-time security guard will be
present during the hours of 9pm to 5am 7 days per week. There is plans to continue Licence
Plate Recognition (LPR) to the whole car park in the future.” Further clarification on this matter
is required to ensure that it will not impact upon the ability of visitors to access parking. 

In the Operational Plan of Management, Section 6.2(d) states that, “Loading areas are to be
solely for the purpose of loading and unloading of goods”. This sentence must be amended as
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there is no loading area, neither existing nor proposed with the area currently used for
loading/unloading of goods on a boat ramp which by definition means that the
loading/unloading of goods could only occur when the ramp is not being used for the launching
or retrieval of watercraft. 

It is noted that the Operational Plan of Management mentions opening of boom gate and use of
signage to direct patrons and visitors to the lower parking area. However, the Plan or
Management has not detailed what areas of the lower carpark will be made available for
patrons and visitors to park. This is essential for clarity and to ensure that adequate provision is
made for parking for events. If there are spaces that will remain unavailable these should be
shown on marked up plan. In addition, Council believes a ‘parking marshal’ should be present
at the boom gate in addition to 'signage' to assist patrons unfamiliar the carpark and to provide
guidance to the nearest available parking.  

Amendment of the Plan of Management to address the above issues will be conditioned. 

Further comments - February 2024

It is noted that the applicant has provided responses to the council's initial comments.
However, no additional work has been done in order to address those concerns, other than
disputing the validity of the requests for additional information.  

It is noted that the response letter states a decline in membership, however the expansions
works are obviously not being undertaken to cater for a reduced number of members but to
attract new members. It is also obviously not the case that the only users of the club are
members. As with any club non-member visitors make up a significant proportion of those who
utilise the club facilities particularly for large events such as weddings when parking pressures
would tend to be most pronounced.  The reporting to date has provided insufficient information
for Council to determine if the existing 282 parking spaces are adequate and in particular if
there will be adequate parking to cater for non-member visitors or indeed for members who are
not boat owners.
A site inspection carried out by Council's traffic engineer at 2:00pm on Thursday 22 February
(not anticipated to be a busy time at the club) found almost 100% occupancy of parking in the
upper levels of carparking (referred to as zones A & B in the developers parking occupancy
surveys). It was also observed that several vehicles were parking in areas not designated for
parking which impeded circulation and suggests that drivers of those vehicles had been unable
to find parking elsewhere. By contrast parking in the lower levels of the carpark was less well
utilised however the presence of boom gates and signage advising "Boat Owner members
please wait here for green signal to access lower carpark" suggests that the lower levels of the
carpark are not available for access by non boat owner members or by visitors to the club. This
requires clarification and if this is the case, it may be the case that opening up parking in this
area for non-boat owner members and visitors may be sufficient to address the parking issues. 
  
It is noted that the response letter mentions the parking surveys undertaken on 6th and 8th of
January are consistent with industry requirements to capture RMYC's parking demands during
its peak trading period. The surveys were undertaken between 12pm and 4pm. Council
believes that these surveys, undertaken only during the day time, and only over two days are
inadequate to gauge the parking impacts at peak times. In particular the absence of data for
the early evening period, the absence of data captured during an event at the club and the
absence of data obtained on a Saturday are notable omissions from the collected data. The
data provided from 2016 is considered to old to be relevant now and is also considered
inadequate as it doe snot differentiate between parking occupancy rates in the upper and lower
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carpark areas which appears to be a critical issue. It is noted that advice given at the
Prelodgement meeting relating to this development application was that "Parking occupancy
surveys undertaken over several weekends at peak times (Spring/Summer weekend
afternoons/early evening) should be used to determine existing average maximum parking
levels on site with those parking demands adjusted to reflect increased demands generated by
the proposed new or expanded facilities." The applicant appears to have chosen to disregard
this advice. 
With regard to the referral comment requesting details on the loading/servicing arrangements.
The applicant advises that these will be unchanged. There are no dedicated loading/servicing
bays on site at present with deliveries appearing to be accommodated by parking in a vehicle
circulation area blocking access to a boat ramp. With the expansion of  dining and social areas
it is expected that there will be an increased demand for deliveries. Information on the size of
delivery/servicing vehicles, their frequency and the location and size of dedicated
loading/servicing bays is required. Swept path plots demonstrating how the largest anticipated
delivery vehicle can circulate through the site in a forwards direction are required.
Given the above, the proposal remains unsupported.

Original Comments - dated January 2024
Proposal description: Alterations & Additions to Existing Yacht Building at 46 Princes Alfred Parade,
Newport

The traffic team has reviewed the following documents:

Plans (Master Set) – Revision D, designed by MCHP Architects, dated 28/03/2023,
Traffic Impact Assessment, prepared by Traffix, dated 01/02/2023 (Reference No.
22.628r01v01),
The Statement of Environmental Effects prepared by Planning Ingenuity (Reference No.
M220260).

Parking requirements and design:

The Pittwater DCP applies to the subject site. The DCP does not provide a parking rate for
Clubs however refers applicants to the TfNSW Guide to Traffic Generation Developments. This
guide advises that parking must be provided to satisfy the average maximum demand and
recommends that the characteristics of the proposed development be taken into account with
comparisons drawn with similar clubs. As the developer is not proposing any change to existing
membership levels they have argued that there is no requirement for any additional parking.
This argument is not supported. The increased floor area, which caters largely for additional
dining and social facilities will attract greater levels of patronage from the existing membership
and their guests and on-site parking capacity must be demonstrated to be adequate. The
existing parking occupancy rates should either be factored up to cater for the additional floor
space or additional parking provided drawn from rates for the uses of the expanded facilities eg
restaurant rates for the new dining area floor space i.e. the greater of 12 spaces per 100 m2 of
GFA or 1 space per 3 seats.
The parking requirements for other uses such as yoga studio and gym should be addressed in
the traffic report. In particular are these facilities available only to yacht club members or are
they available to the general public. Such facilities will undoubtedly attract new members or
attract existing members to visit the facility more often. This in turn will increase parking
demands. How will this additional parking activity be catered for?   
There is a conflict in the total GFA of the proposed extension. Traffic report mentions an
additional GFA of 1,010 m2 (page 10), whereas the Statement of Environmental Effects report
mentions an additional GFA of 773 m2 (page 29). The applicant must clarify which floor area
increase is correct and amend the reports as appropriate to ensure a consistent floor area is
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quoted across all the reports. If the floor area increase in the traffic report is incorrect it must be
amended and the report updated to reflect the correct GFA and car parking requirements
should be based on the correct GFA.   
The traffic report mentions a total of 282 existing car parking spaces (page 7), whereas the
Statement of Environmental Effects report mentions 290 car parking spaces (page 20). This
discrepancy in total number of car parking spaces must also be resolved. In addition, the car
parking spaces should be broken down into staff parking, visitor parking, member only, boat
owner member parking etc i.e to clarify what parking spaces are available for what uses and at
what times of the day. If some parking spaces are unavailable to some users of the Yacht Club
this must be detailed and such spaces clearly marked on the plans. The parking survey data
would appear to suggest that some areas of the carpark are not available to all patrons, as
some areas of the carpark are highly utilised (or in the case of area A1 parked beyond
capacity), while other areas are poorly utilised eg Area D1. The reasons for this need to be
explained and a more fine grained analysis of the parking occupancy data undertaken.
Council's concern is that despite the clubs Car Parking Plan of Management and the
information in the parking surveys, the complete picture has not been revealed. Visitors to the
club experience difficulty finding offstreet parking at present and there continues to be on-street
illegal parking activity around the Motor Yacht Club which is not being effectively managed by
the existing measures. Although no increase in member numbers is proposed it is never-the-
less considered likely that the development will increase competition for parking and
exacerbate on-street illegal parking problems. 
 The traffic report presents surveys undertaken on January 6 & 8 2023 which show a maximum
occupancy of 85% at 1:30pm-2pm on Sunday and suggests that this demonstrates that there is
ample spare capacity on a typical Friday and Sunday. Making such assertions on the basis of
two partial days of traffic data is not supported. Surveys should be undertaken over a range of
weekends in spring and summer with the absence of any data for Saturdays or in the evening
between 4:00pm and 8:00p.m concerning as this would generally be expected to be a time of
high parking activity. It is therefore requested that further surveys be undertaken over several
weekends at peak times (Spring/Summer weekend afternoons/early evening). Council receives
numerous complaints from the residents residing near the Yacht Club about illegal parking
along Prince Alfred Parade during events hosted at the RMYC and infringements and warning
notices are often issued by Council's Rangers. If offstreet parking is adequate such activity
should not be occurring. The surveys must break down parking occupancy data into members
parking, visitors parking, boat owner parking, staff parking and detail the utilisation of each
category at the various surveyed times. 
The traffic report must provide details on additional staff as a result of the proposed extension
and provide advice on where existing and proposed additional staff will park. It is noted that the
staff parking area 13 spaces) is currently very under utilised which leads to questions about
where staff are parking. The relatively isolated nature of the location does not lend itself to staff
walking. cycling or catching public transport to work so how do staff travel and where do they
park?
Further details with regard to longer term parking activity by members who might park and
depart by boat is required and information on the number and location of spaces used for such
activity. In addition if there are any spaces allocated to specific members or staff the numbers,
locations and utilisation of these must be assessed in the parking occupancy surveys.

The development does not propose any additional parking however it is not accepted based
upon the above comments that the adequacy of the existing parking has been demonstrated.
If new spaces are proposed they must be designed to comply with AS 2890.1 with provision
made for disabled parking at a rate of 3% of the required parking for the new development
work. Disabled parking spaces must be designed in compliance with AS 2890.6 and an
accessible path of travel must be available from those spaces into and through the buildings
via pathways and/or lifts.
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Motorcycle parking must be provided at a rate of 1 space per 100 motor vehicle spaces in
accordance with the Pittwater DCP.
Bicycle parking must be provided at a rate of 1 bicycle rack per 1000 m2 GFA or a minimum of
4 bicycle racks, whichever is the greater in accordance with the Pittwater DCP.
The issue of illegal parking activity at kerbside on Prince Alfred Parade has not been
addressed in the traffic report. It merely advises that such parking activity is illegal however if
there is "ample" offstreet parking why are users of the facility chosing to park illegally on-street.
The traffic report should be updated to add additional commentary on this issue 

Loading/Servicing

The traffic report mentions there are no changes to the existing servicing arrangements
(section 5.5, page 11) but provides no information to outline what these are. The plans also
provide no information with regard to loading and servicing bay locations and size. With the
proposed expansion works it is reasonable to assume that there will be an increase in servicing
and delivery requirements and details must be provided on how existing and proposed
deliveries will be managed.
Details must be provided on the existing loading activities, the size of regular delivery and
serving vehicles, the location and size of loading bays, and swept paths must be provided for
access to and from these loading bays by the largest intended vehicle accessing the site. The
applicant must demonstrate that there is adequate provision for off-street access for delivery
vehicles together with adequate parking and turning areas for  delivery and service vehicles on
site within appropriate proximity to the buildings being served. 

Traffic Generation Impact

The traffic report mentions extensive surveys having been undertaken by the applicant's Traffic
Consultant however no details on the type of development, their size and location or any data
to support the nominated average traffic generation rate have been provided. The traffic report
should be updated to provide the above details to enable and assessment of their validity.

Conclusion
The application is not supported at this stage with further information as outlined above required prior
to further consideration of the proposal.

The proposal is therefore supported.

Note: Should you have any concerns with the referral comments above, please discuss these with the
Responsible Officer.

Recommended Traffic Engineer Conditions:

CONDITIONS TO BE SATISFIED PRIOR TO THE ISSUE OF THE CONSTRUCTION
CERTIFICATE

Construction Traffic Management Plan

A Construction Traffic Management Plan (CTMP) and report shall be prepared by a Transport for NSW
accredited person and submitted to and approved by the Northern Beaches Council Traffic Team prior
to issue of any Construction Certificate.

The CTMP must address following:
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The proposed phases of construction works on the site, and the expected duration of each
construction phase
The proposed order in which works on the site will be undertaken, and the method statements
on how various stages of construction will be undertaken
Make provision for all construction materials to be stored on site, at all times
The proposed areas within the site to be used for the storage of construction materials and
waste containers during the construction period
The proposed method of access to and egress from the site for construction vehicles, including
access routes and truck routes 
Include a Traffic Control Plan prepared by a person with suitable RMS accreditation for any
activities involving the management of vehicle and pedestrian safety
The proposed manner in which adjoining property owners will be kept advised of the
timeframes for completion of each phase of development/construction process. It must also
specify that a minimum Fourteen (14) days notification must be provided to adjoining property
owners prior to the implementation of any temporary traffic control measure
The proposed method/device to remove loose material from all vehicles and/or machinery
before entering the road reserve, any run-off from the washing down of vehicles shall be
directed to the sediment control system within the site

The CTMP shall be prepared in accordance with relevant sections of Australian Standard 1742 –
“Manual of Uniform Traffic Control Devices”, RMS’ Manual – “Traffic Control at Work Sites”.

All fees and charges associated with the review of this plan is to be in accordance with Council’s
Schedule of Fees and Charges and are to be paid at the time that the Construction Traffic
Management Plan is submitted.

A copy of the approved CTMP must be kept on-site at all times while work is being carried out.

The development is to be undertaken in accordance with the Construction Traffic Management Plan
approved by Northern Beaches Council Traffic Team.  
 
Reason: To ensure public safety and minimise any impacts to the adjoining pedestrian and vehicular
traffic systems.

Vehicle Access & Parking
Details must be provided for Council's review of the signposting of the upper car park to support the
proposed one-way directional pavement arrows. ‘NO ENTRY’ and 'ONE WAY' signs must be provided
at selected locations within the carpark to guide motorists.

The amended plans do not show any shuttle bus parking. Hence, the architectural plans must be
updated to show dedicated locations for shuttle bus parking sized to accommodate the shuttle buses
in use by the club. 

page 9 of the architectural plans note that modification of the pedestrian path adjacent to the
accessible parking spaces will be undertaken. Additional details for this work must be provided to
ensure compliance with relevant standards.  

Plans for the above must be provided to Councils Traffic Engineer for review and once approved
submitted to the Principal Certifier prior to the issue of a Construction Certificate  

Reason: To ensure adequate provision is made for parking safely, for manoeuvring, pedestrian access
and parking of vehicles.
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CONDITIONS THAT MUST BE ADDRESSED PRIOR TO ANY COMMENCEMENT

Demolition Traffic Management Plan
As a result of the site constraints, limited vehicle access and parking, a Demolition Traffic Management
Plan (DTMP) shall be prepared by an suitably accredited person and submitted to and approved by
the Northern Beaches Council Traffic Team prior to commencing any demolition work. 

Due to heavy traffic congestion throughout the area, truck movements will be restricted during the
major commuter peak times being 8.00-9.30am and 4.30-6.00pm. 

The DTMP must:-

Make provision for all construction materials to be stored on site, at all times.
The DTMP is to be adhered to at all times during the project.
Specify construction truck routes and truck rates. Nominated truck routes are to be distributed
over the surrounding road network where possible.
Provide for the movement of trucks to and from the site, and deliveries to the site. Temporary
truck standing/ queuing locations in a public roadway/ domain in the vicinity of the site is not
permitted unless prior approval is granted by Council’s Traffic Engineers.
Include a Traffic Control Plan prepared by an TfNSW accredited traffic controller for any
activities involving the management of vehicle and pedestrian traffic.
Specify that a minimum fourteen (14) days notification must be provided to adjoining property
owners prior to the implementation of any temporary traffic control measures.
Include a site plan showing the location of any site sheds, location of requested Work Zones,
anticipated use of cranes, structures proposed on the footpath areas (hoardings, scaffolding or
temporary shoring) and extent of tree protection zones around Council street trees.
Take into consideration the combined construction activities of other development in the
surrounding area. To this end, the consultant preparing the DTMP must engage and consult
with developers undertaking major development works within a 250m radius of the subject site
to ensure that appropriate measures are in place to prevent the combined impact of
construction activities. These communications must be documented and submitted to Council
prior to work commencing on site.
Specify spoil management process and facilities to be used on site.
Specify that the roadway (including footpath) must be kept in a serviceable condition for the
duration of demolition. At the direction of Council, the applicant is to undertake remedial
treatments such as patching at no cost to Council.

The DTMP shall be prepared in accordance with relevant sections of Australian Standard 1742 –
“Manual of Uniform Traffic Control Devices”, RMS’ Manual – “Traffic Control at Work Sites”.

All fees and charges associated with the review of this plan is to be in accordance with Council’s
Schedule of Fees and Charges and are to be paid at the time that the Demolition Traffic Management
Plan is submitted.

Reason: This condition is to ensure public safety and minimise any impacts to the adjoining pedestrian
and vehicular traffic systems. The DTMP is intended to minimise impact of construction activities on
the surrounding community, in terms of vehicle traffic (including traffic flow and parking) and pedestrian
amenity adjacent to the site.

CONDITIONS TO BE COMPLIED WITH DURING DEMOLITION AND BUILDING WORK
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Implementation of Demolition Traffic Management Plan
All works and demolition activities are to be undertaken in accordance with the approved Demolition
Traffic Management Plan (DTMP). All controls in the DTMP must be maintained at all times and all
traffic management control must be undertaken by personnel having appropriate TfNSW accreditation.
Should the implementation or effectiveness of the DTMP be impacted by surrounding major
development not encompassed in the approved DTMP, the DTMP measures and controls are to be
revised accordingly and submitted to Council for approval. A copy of the approved DTMP is to be kept
onsite at all times and made available to the accredited certifier or Council on request.

Reason: To ensure compliance and Council’s ability to modify the approved Construction Traffic
Management Plan where it is deemed unsuitable during the course of the project.

Implementation of Construction Traffic Management Plan
All works and construction activities are to be undertaken in accordance with the approved
Construction Traffic Management Plan (CTMP). All controls in the CTMP must be maintained at all
times and all traffic management control must be undertaken by personnel having appropriate TfNSW
accreditation. Should the implementation or effectiveness of the CTMP be impacted by surrounding
major development not encompassed in the approved CTMP, the CTMP measures and controls are to
be revised accordingly and submitted to Council for approval. A copy of the approved CTMP is to be
kept onsite at all times and made available to Council on request.

Reason: To ensure compliance of the developer/builder in adhering to the Construction Traffic
Management procedures agreed and are held liable to the conditions of consent.

CONDITIONS WHICH MUST BE COMPLIED WITH PRIOR TO THE ISSUE OF THE
OCCUPATION CERTIFICATE

Disabled Parking Spaces
Where disabled parking spaces are provided they must be in accordance with AS2890.6:2009.

Details demonstrating compliance are to be submitted to the Principal Certifier prior to the issue of any
Occupation Certificate.

Reason: To ensure compliance with Australian Standards.

Operational Management Plan
An Amended Operational Management Plan (OMP) is required to be prepared and submitted to
Council detailing the operation of the development. The OMP shall include, but not be limited to the
following:

Vehicle access and egress.
Through-site circulation of vehicle movements.
Management of car parking areas.
The location and content of directional signage.
Complaints management.
Noise management.
Truck delivery times and methods of control to manage the sequencing of the loading docks.
Waste management.

The following changes to the submitted Operational Plan of Management are also required:
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provide further clarification on Section 6.2 (c) which states that, "Some access to the car park
will be limited to Licence Plate Recognition (LPR) for members and a full time security guard
will be present during the hours of 9pm to 5am 7 days per week. There is a plan to
continue Licence Plate Recognition (LPR) to the whole carpark in the future." The purpose of
the above to be outlined and confirmation that it will not impact upon the ability of visitors to
access parking within the site.
Section 6.2 (d) which relates to loading must be amended as there is no loading area, neither
existing nor proposed, with the area currently used for loading/unloading of goods being sited
on a boat ramp which by definition means that the loading/unloading of goods could only occur
when the ramp is not being used for the launching or retrieval of watercraft. 
provide further clarification in the Plan or Management outlining which areas of the lower
carpark will be made available for patrons and visitors to park. This is essential for clarity and
to ensure that adequate provision is made for parking for events. If there are spaces that will
remain unavailable these should be shown on marked up plan. In addition, Council requires
that a ‘parking marshal’ should be present at the boom gate during events or other peak
operating times in addition to 'signage' to assist patrons unfamiliar the carpark and to provide
guidance to the nearest available parking.   

 
An amended Plan of Management is to be lodged with Council for review and details demonstrating
compliance with the above are to be submitted to the Principal Certifier prior to the issue of any
Occupation Certificate.

Reason: To ensure that the development operates with minimum disruption to the surrounding area.
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