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02: THE URBAN DESIGN CONCEPT
COMPARISON OF OUR PREFFERED APPROACH TO THE BUSINESS AS USUAL APPROACH
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Historic photograph shows consistent street tree planting to Parraween Street
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+ BRENDAN MOAR L003LANDSCAPE PLAN |  
existing trees (to be retained or  
transplanted) + proposed canopy trees

Tree of significance :  T41 Sydney 
Blue Gum (to be retained and 
protected) 
 

J

ADDITIONAL CANOPY TREES 
Generous pockets of deep soil afforded by the new development provide for the planting of additional canopy trees.  In landscape areas where deep soil does not prevail, and additional canopy planting is desirable, we will work with introduced 
soil volumes to facilitate proposed plantings. New canopy trees have been selected to respond to the scale of the existing and proposed built form and draw on a range of locally endemic (including the locally endangered Scribbly Gum) as well as 
locally adapted species. The removal of dis-used driveways along Parraween Street opens up the opportunity for us to infill current gaps in the streetscape plantings and in doing so,  create a continuous canopy along this frontage.  
See L100 LANDSCAPE PLAN | proposed canopy trees for details.

We calculate the area of new tree canopy (at maturity) to be approx. 2,920m2, which equates to 40% as a proportion of site area. If we add to this the canopy areas of existing trees to be retained + transplanted 
we would be well over 45% coverage.

EXISTING TREES  |  to be retained and protected - refer Arborist’s Report for details

CODE BINOMIAL NAME COMMON NAME HEIGHT X 
CANOPY

RETAIN OR 
TRANSPLANT

LOCATION RETENTION 
VALUE

T1 Lophostemon confertus Brushbox 8m x 8m Retain Parraween Street High

T4 Archontophoenix cunninghamiana Bangalow Palm 9m x 6m Retain SW Cnr adjoining site Moderate

T8 Lophostemon confertus Brushbox 7m x 8m Retain Gerard Street High

T10 Buckinghamiana celsissimia Ivory Curl Tree 3m x 2m Retain Parraween Street Moderate

T18 Buckinghamiana celsissimia Ivory Curl Tree 2m x 2m Retain Parraween Street Moderate

T20 Buckinghamiana celsissimia Ivory Curl Tree 3m x 2m Retain Parraween Street Low

T22 Buckinghamiana celsissimia Ivory Curl Tree 5m x 4m Retain Parraween Street Moderate

T25 Lophostemon confertus Brushbox 9m x 10m Retain Parraween Street High

T26 Lophostemon confertus Brushbox 6m x 6m Retain Parraween Street High

T27 Lophostemon confertus Brushbox 10m x 10m Retain Parraween Street High

T35 Lophostemon confertus Brushbox 6m x 6m Retain Parraween Street Low

T36 Buckinghamiana celsissimia Ivory Curl Tree 1m x 2m Retain Parraween Street Moderate

T41 Eucalyptus saligna Sydney Blue Gum 18m x 16m Retain NE Cnr of site Moderate

T42 Camellia sasanqua Sasanqua Camelia <5m x 4m Retain NE Cnr adjoining site Moderate

T43 Grevillea robusta Silky Oak 22m x 12m Retain NE Cnr adjoining site Low

T44 Brachichyton acerifolius Illawarra Flame Tree 23m x 10m Retain NE Cnr adjoining site High

T45 Archontophoenix cunninghamiana Bangalow Palm 7m x 4m Retain NE Cnr adjoining site Moderate

T46 Syzigium paniculatum Magenta Cherry 7m x 6m Retain NE Cnr adjoining site Moderate

T46 Jacaranda mimosifolia Jacaranda 9m x 8m Retain NE Cnr adjoining site Moderate

T48 Grevillea robusta Silky Oak 16m x 12m Retain NE Cnr adjoining site Low

T49 Eucalyptus robusta Swamp Mahogony 14m x 10m Retain NE Cnr adjoining site High

T50 Jacaranda mimosifolia Jacaranda 6m x 0-5m Retain NE Cnr adjoining site Moderate

T51 Tristaniopsis laurina Water Gum 4m x 4m Retain NE Cnr adjoining site Moderate

T52 Callistemon salignus Willow Bottlebrush 6m x 6m Retain NE Cnr adjoining site Moderate

T53 Tristaniopsis laurina Water Gum 4m x 4m Retain NE Cnr adjoining site Low

T54 Callistemon salignus Willow Bottlebrush 9m x 8m Retain NE Cnr adjoining site Low

T57 Tristaniopsis laurina Water Gum 3m x 6m Retain Gerard Street Moderate

T58 Tristaniopsis laurina Water Gum 3m x 6m Retain Gerard Street Moderate

T59 Tristaniopsis laurina Water Gum 3m x 6m Retain Gerard Street Moderate

T60 Tristaniopsis laurina Water Gum 4m x 8m Retain Gerard Street Moderate

T136 Howea forsteriana Kentia Palm 10m x 6m Retain Through site link Moderate

T137 Camellia japonica Japanese Camelia 3m x 2m Retain Through site link Moderate

T138 Archontophoenix cunninghamiana Bangalow Palm 6m x 6m Retain Through site link Moderate

T139 Archontophoenix cunninghamiana Bangalow Palm 6m x 6m Retain Through site link Moderate

T140 Acer negundo Box Elder 6m x 0-4m Retain Through site link Low

T141 Archontophoenix cunninghamiana Bangalow Palm 6m x 6m Retain Through site link Moderate

T142 Elaeocarpus reticulatus Blueberry Ash 6m x 1-4m Retain Through site link Moderate

T143 Viburnum odoratissimum Sweet Viburnum 6m x 4m Retain Through site link Moderate

T144 Callistemon viminalis Weeping Bottlebrush 6m x 4m Retain Through site link Low

T145 Buckinghamiana celsissimia Ivory Curl Tree 6m x 6m Retain Through site link Moderate

T146 Elaeocarpus reticulatus Blueberry Ash 6m x 0-4m Retain Through site link Moderate

T147 Viburnum odoratissimum Sweet Viburnum 6m x 6m Retain Through site link Moderate

T148 Archontophoenix cunninghamiana Bangalow Palm 10m x 6m Retain Through site link Moderate

T149 Tristaniopsis laurina Water Gum 6m x 4m Retain Gerard Street Moderate

T150 Tristaniopsis laurina Water Gum 6m x 4-6m Retain Gerard Street Moderate

T174 Acer negundo Box Elder 14m x 4-8m Retain SW Cnr adjoining site Low

T175 Acer sp. Maple 8m x 6m Retain SW Cnr adjoining site Low

T176 Pittosporum undulatum Sweet Pittosporum 5m x 6m Retain SW Cnr adjoining site Low

T177 Acer negundo Box Elder 13m x 4-7m Retain SW Cnr adjoining site Low

T178 Cuppressus leylandii Leighton Green 14m x 6m Retain SW Cnr adjoining site Moderate

T179 Murraya paniculata Orange Jessamine 4m x 4m Retain SW Cnr adjoining site Moderate

T180 Acer negundo Box Elder 13m x 4-7m Retain SW Cnr adjoining site Low

T181 Cuppressus sempervirens Italian Cypress 14m x 2m Retain SW Cnr adjoining site Low

T182 Tristaniopsis laurina Water Gum 7m x 6m Retain SW Cnr adjoining site Moderate

T183 Pittosporum undulatum Sweet Pittosporum 5m x 6m Retain SW Cnr adjoining site Low

T184 Viburnum tinus Laurustinus <5m x 4m Retain SW Cnr adjoining site Low

T185 Acer palmatum Japanese Maple <5m x 6m Retain SW Cnr adjoining site Low

T186 Syzigium smithii Lilly Pilly 4m x 0-2m Retain NE Cnr adjoining site Low

EXISTING TREES  |  to be removed, stored off site + transplanted to alternate locations on site

T6 Plumeria rubra Frangipani 4m x 4m Transplant On site Moderate

T15 Pyrus ussuriensis Manchurian Pear 6m x 6m Transplant On site Moderate

T61 Camellia sasanqua Sasanqua Camelia 7m x 8m Transplant On site Moderate

T72 Camellia sasanqua Sasanqua Camelia 6m x 6m Transplant On site Moderate

T75 Camellia sasanqua Sasanqua Camelia 3m x 2m Transplant On site Moderate

T76 Camellia sasanqua Sasanqua Camelia 3m x 2m Transplant On site Moderate

T78 Plumeria rubra Frangipani 4m x 2m Transplant On site Moderate

T84 Howea forsteriana Kentia Palm 6m x 4m Transplant On site Moderate

T119 Plumeria rubra Frangipani 4m x 1-3m Transplant On site Moderate

EXISTING CANOPY TREES

Existing trees
(to be retained and protected)

Delineates Tree Protection Zones

Proposed locations of trees to 
be transplanted

Proposed new street tree 
plantings

Proposed new tree canopies 
(to be located within site 
boundaries)

Delineates Structural Root Zones
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+ BRENDAN MOAR L003LANDSCAPE PLAN |  
existing trees (to be retained or  
transplanted) + proposed canopy trees

Tree of significance :  T41 Sydney 
Blue Gum (to be retained and 
protected) 
 

J

ADDITIONAL CANOPY TREES 
Generous pockets of deep soil afforded by the new development provide for the planting of additional canopy trees.  In landscape areas where deep soil does not prevail, and additional canopy planting is desirable, we will work with introduced 
soil volumes to facilitate proposed plantings. New canopy trees have been selected to respond to the scale of the existing and proposed built form and draw on a range of locally endemic (including the locally endangered Scribbly Gum) as well as 
locally adapted species. The removal of dis-used driveways along Parraween Street opens up the opportunity for us to infill current gaps in the streetscape plantings and in doing so,  create a continuous canopy along this frontage.  
See L100 LANDSCAPE PLAN | proposed canopy trees for details.

We calculate the area of new tree canopy (at maturity) to be approx. 2,920m2, which equates to 40% as a proportion of site area. If we add to this the canopy areas of existing trees to be retained + transplanted 
we would be well over 45% coverage.

EXISTING TREES  |  to be retained and protected - refer Arborist’s Report for details

CODE BINOMIAL NAME COMMON NAME HEIGHT X 
CANOPY

RETAIN OR 
TRANSPLANT

LOCATION RETENTION 
VALUE

T1 Lophostemon confertus Brushbox 8m x 8m Retain Parraween Street High

T4 Archontophoenix cunninghamiana Bangalow Palm 9m x 6m Retain SW Cnr adjoining site Moderate

T8 Lophostemon confertus Brushbox 7m x 8m Retain Gerard Street High

T10 Buckinghamiana celsissimia Ivory Curl Tree 3m x 2m Retain Parraween Street Moderate

T18 Buckinghamiana celsissimia Ivory Curl Tree 2m x 2m Retain Parraween Street Moderate

T20 Buckinghamiana celsissimia Ivory Curl Tree 3m x 2m Retain Parraween Street Low

T22 Buckinghamiana celsissimia Ivory Curl Tree 5m x 4m Retain Parraween Street Moderate

T25 Lophostemon confertus Brushbox 9m x 10m Retain Parraween Street High

T26 Lophostemon confertus Brushbox 6m x 6m Retain Parraween Street High

T27 Lophostemon confertus Brushbox 10m x 10m Retain Parraween Street High

T35 Lophostemon confertus Brushbox 6m x 6m Retain Parraween Street Low

T36 Buckinghamiana celsissimia Ivory Curl Tree 1m x 2m Retain Parraween Street Moderate

T41 Eucalyptus saligna Sydney Blue Gum 18m x 16m Retain NE Cnr of site Moderate

T42 Camellia sasanqua Sasanqua Camelia <5m x 4m Retain NE Cnr adjoining site Moderate

T43 Grevillea robusta Silky Oak 22m x 12m Retain NE Cnr adjoining site Low

T44 Brachichyton acerifolius Illawarra Flame Tree 23m x 10m Retain NE Cnr adjoining site High

T45 Archontophoenix cunninghamiana Bangalow Palm 7m x 4m Retain NE Cnr adjoining site Moderate

T46 Syzigium paniculatum Magenta Cherry 7m x 6m Retain NE Cnr adjoining site Moderate

T46 Jacaranda mimosifolia Jacaranda 9m x 8m Retain NE Cnr adjoining site Moderate

T48 Grevillea robusta Silky Oak 16m x 12m Retain NE Cnr adjoining site Low

T49 Eucalyptus robusta Swamp Mahogony 14m x 10m Retain NE Cnr adjoining site High

T50 Jacaranda mimosifolia Jacaranda 6m x 0-5m Retain NE Cnr adjoining site Moderate

T51 Tristaniopsis laurina Water Gum 4m x 4m Retain NE Cnr adjoining site Moderate

T52 Callistemon salignus Willow Bottlebrush 6m x 6m Retain NE Cnr adjoining site Moderate

T53 Tristaniopsis laurina Water Gum 4m x 4m Retain NE Cnr adjoining site Low

T54 Callistemon salignus Willow Bottlebrush 9m x 8m Retain NE Cnr adjoining site Low

T57 Tristaniopsis laurina Water Gum 3m x 6m Retain Gerard Street Moderate

T58 Tristaniopsis laurina Water Gum 3m x 6m Retain Gerard Street Moderate

T59 Tristaniopsis laurina Water Gum 3m x 6m Retain Gerard Street Moderate

T60 Tristaniopsis laurina Water Gum 4m x 8m Retain Gerard Street Moderate

T136 Howea forsteriana Kentia Palm 10m x 6m Retain Through site link Moderate

T137 Camellia japonica Japanese Camelia 3m x 2m Retain Through site link Moderate

T138 Archontophoenix cunninghamiana Bangalow Palm 6m x 6m Retain Through site link Moderate

T139 Archontophoenix cunninghamiana Bangalow Palm 6m x 6m Retain Through site link Moderate

T140 Acer negundo Box Elder 6m x 0-4m Retain Through site link Low

T141 Archontophoenix cunninghamiana Bangalow Palm 6m x 6m Retain Through site link Moderate

T142 Elaeocarpus reticulatus Blueberry Ash 6m x 1-4m Retain Through site link Moderate

T143 Viburnum odoratissimum Sweet Viburnum 6m x 4m Retain Through site link Moderate

T144 Callistemon viminalis Weeping Bottlebrush 6m x 4m Retain Through site link Low

T145 Buckinghamiana celsissimia Ivory Curl Tree 6m x 6m Retain Through site link Moderate

T146 Elaeocarpus reticulatus Blueberry Ash 6m x 0-4m Retain Through site link Moderate

T147 Viburnum odoratissimum Sweet Viburnum 6m x 6m Retain Through site link Moderate

T148 Archontophoenix cunninghamiana Bangalow Palm 10m x 6m Retain Through site link Moderate

T149 Tristaniopsis laurina Water Gum 6m x 4m Retain Gerard Street Moderate

T150 Tristaniopsis laurina Water Gum 6m x 4-6m Retain Gerard Street Moderate

T174 Acer negundo Box Elder 14m x 4-8m Retain SW Cnr adjoining site Low

T175 Acer sp. Maple 8m x 6m Retain SW Cnr adjoining site Low

T176 Pittosporum undulatum Sweet Pittosporum 5m x 6m Retain SW Cnr adjoining site Low

T177 Acer negundo Box Elder 13m x 4-7m Retain SW Cnr adjoining site Low

T178 Cuppressus leylandii Leighton Green 14m x 6m Retain SW Cnr adjoining site Moderate

T179 Murraya paniculata Orange Jessamine 4m x 4m Retain SW Cnr adjoining site Moderate

T180 Acer negundo Box Elder 13m x 4-7m Retain SW Cnr adjoining site Low

T181 Cuppressus sempervirens Italian Cypress 14m x 2m Retain SW Cnr adjoining site Low

T182 Tristaniopsis laurina Water Gum 7m x 6m Retain SW Cnr adjoining site Moderate

T183 Pittosporum undulatum Sweet Pittosporum 5m x 6m Retain SW Cnr adjoining site Low

T184 Viburnum tinus Laurustinus <5m x 4m Retain SW Cnr adjoining site Low

T185 Acer palmatum Japanese Maple <5m x 6m Retain SW Cnr adjoining site Low

T186 Syzigium smithii Lilly Pilly 4m x 0-2m Retain NE Cnr adjoining site Low

EXISTING TREES  |  to be removed, stored off site + transplanted to alternate locations on site

T6 Plumeria rubra Frangipani 4m x 4m Transplant On site Moderate

T15 Pyrus ussuriensis Manchurian Pear 6m x 6m Transplant On site Moderate

T61 Camellia sasanqua Sasanqua Camelia 7m x 8m Transplant On site Moderate

T72 Camellia sasanqua Sasanqua Camelia 6m x 6m Transplant On site Moderate

T75 Camellia sasanqua Sasanqua Camelia 3m x 2m Transplant On site Moderate

T76 Camellia sasanqua Sasanqua Camelia 3m x 2m Transplant On site Moderate

T78 Plumeria rubra Frangipani 4m x 2m Transplant On site Moderate

T84 Howea forsteriana Kentia Palm 6m x 4m Transplant On site Moderate

T119 Plumeria rubra Frangipani 4m x 1-3m Transplant On site Moderate

EXISTING CANOPY TREES

Existing trees
(to be retained and protected)

Delineates Tree Protection Zones

Proposed locations of trees to 
be transplanted

Proposed new street tree 
plantings

Proposed new tree canopies 
(to be located within site 
boundaries)

Delineates Structural Root Zones

LEGEND

GERARD STREET

PARRAWEEN STREET
SCALE NTS @ A1

N

Canopy Cover / Tree Retention

Proposed new tree canopy at maturity is 45% as a proportion of the site.

03: DESIGN DETAILS
LANDSCAPE & TREE REMOVAL
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+ BRENDAN MOAR L600LANDSCAPE PLAN & SKETCH 
PERSPECTIVES |  
Though Site Link

SKETCH PERSPECTIVE  - View 1 - towards Gerard Street from the terrace that hugs the NE edge of the ‘heart’ 

GERARD STREET

through to Ada Street

VIEW 1

VIEW2

PARRAWEEN  STREET

BUILDING 4  
ILU

BUILDING 3
ILU

BUILDING 2
ILU

OUTDOOR 
SEATING CAFE

THROUGH SITE LINK 

The arrangement of the buildings on the site creates a visual and physical link 
from Parraween Street through to Gerard Street, open for the use the residents 
and public at large.

The design of this through site link responds to the building uses surrounding it. Its 
detailing speaks to the patterning that can be observed in the bark of the locally 
endangered Scribbly Gum tree.  The ambition to increase biodiversity as well as 
canopy cover on the site informs the planting distribution and specification.

The Parrraween Street end of the link presents as a public plaza and park. To 
its westerly edge, a constructed landform creates a backdrop to the café that 
addresses Parraween Street and a multi-use area to play, congregate and laze. 
To its east, vegetation creates a buffer to the adjoining residences. To both edges, 
organic seats provide seating opportunities and/ or an invitation to play for 
younger user groups under the shade of groves of Scribbly Gum trees. Running 
through its centre is a generous pedestrian path that grades down ever so 
slightly to meet the ‘heart’ of the link.  
 
At the heart, the pavement transforms into a timber deck and encourages 
visitors to slow down and enjoy time in the deep shade provided by the proposed 
Fig tree canopy and enjoy views to the east over the proposed ‘billabong’ and 
beyond to Fern Tree Gully.

Moving toward Gerard Street from the ‘heart’ the ramp & stair combination 
proposed in our initial scheme has been greatly simplified to make way for a 
more generous, continuous 1:20 ramp. This move allows us to significantly open 
up the site lines into the site when looking from Gerard Street. To the western 
edge of this part of the link, a grove of existing trees (that are to be retained) is 
underlain with generous understorey planting to provide a buffer to the adjoining 
development site. To its eastern side, new canopy plantings complement the 
existing and understorey planting, combined with a composition of walls and 
‘scribbly bark’ fence provide amenity to the users of the link as well as privacy 
and separation to the residents from the public users of the link.
In keeping with the Parraween Street end of the link, sculptural seats and boulders 
hold the edges of the pedestrian space and provide opportunities for rest and 
play.
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The arrangement of the buildings on the site creates a visual and physical link 
from Parraween Street through to Gerard Street, open for the use the residents 
and public at large.

The design of this through site link responds to the building uses surrounding it. Its 
detailing speaks to the patterning that can be observed in the bark of the locally 
endangered Scribbly Gum tree.  The ambition to increase biodiversity as well as 
canopy cover on the site informs the planting distribution and specification.

The Parrraween Street end of the link presents as a public plaza and park. To 
its westerly edge, a constructed landform creates a backdrop to the café that 
addresses Parraween Street and a multi-use area to play, congregate and laze. 
To its east, vegetation creates a buffer to the adjoining residences. To both edges, 
organic seats provide seating opportunities and/ or an invitation to play for 
younger user groups under the shade of groves of Scribbly Gum trees. Running 
through its centre is a generous pedestrian path that grades down ever so 
slightly to meet the ‘heart’ of the link.  
 
At the heart, the pavement transforms into a timber deck and encourages 
visitors to slow down and enjoy time in the deep shade provided by the proposed 
Fig tree canopy and enjoy views to the east over the proposed ‘billabong’ and 
beyond to Fern Tree Gully.

Moving toward Gerard Street from the ‘heart’ the ramp & stair combination 
proposed in our initial scheme has been greatly simplified to make way for a 
more generous, continuous 1:20 ramp. This move allows us to significantly open 
up the site lines into the site when looking from Gerard Street. To the western 
edge of this part of the link, a grove of existing trees (that are to be retained) is 
underlain with generous understorey planting to provide a buffer to the adjoining 
development site. To its eastern side, new canopy plantings complement the 
existing and understorey planting, combined with a composition of walls and 
‘scribbly bark’ fence provide amenity to the users of the link as well as privacy 
and separation to the residents from the public users of the link.
In keeping with the Parraween Street end of the link, sculptural seats and boulders 
hold the edges of the pedestrian space and provide opportunities for rest and 
play.
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THROUGH SITE LINK 

The arrangement of the buildings on the site creates a visual and physical link 
from Parraween Street through to Gerard Street, open for the use the residents 
and public at large.

The design of this through site link responds to the building uses surrounding it. Its 
detailing speaks to the patterning that can be observed in the bark of the locally 
endangered Scribbly Gum tree.  The ambition to increase biodiversity as well as 
canopy cover on the site informs the planting distribution and specification.

The Parrraween Street end of the link presents as a public plaza and park. To 
its westerly edge, a constructed landform creates a backdrop to the café that 
addresses Parraween Street and a multi-use area to play, congregate and laze. 
To its east, vegetation creates a buffer to the adjoining residences. To both edges, 
organic seats provide seating opportunities and/ or an invitation to play for 
younger user groups under the shade of groves of Scribbly Gum trees. Running 
through its centre is a generous pedestrian path that grades down ever so 
slightly to meet the ‘heart’ of the link.  
 
At the heart, the pavement transforms into a timber deck and encourages 
visitors to slow down and enjoy time in the deep shade provided by the proposed 
Fig tree canopy and enjoy views to the east over the proposed ‘billabong’ and 
beyond to Fern Tree Gully.

Moving toward Gerard Street from the ‘heart’ the ramp & stair combination 
proposed in our initial scheme has been greatly simplified to make way for a 
more generous, continuous 1:20 ramp. This move allows us to significantly open 
up the site lines into the site when looking from Gerard Street. To the western 
edge of this part of the link, a grove of existing trees (that are to be retained) is 
underlain with generous understorey planting to provide a buffer to the adjoining 
development site. To its eastern side, new canopy plantings complement the 
existing and understorey planting, combined with a composition of walls and 
‘scribbly bark’ fence provide amenity to the users of the link as well as privacy 
and separation to the residents from the public users of the link.
In keeping with the Parraween Street end of the link, sculptural seats and boulders 
hold the edges of the pedestrian space and provide opportunities for rest and 
play.
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03: DESIGN DETAILS
THROUGH SITE LINK

Scribbly Gum
Inspires deisgn form in through site link

Precedents
Materiality through site link
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Building Separation and Setbacks

*6m separations are managed through a combination of blankwalls, screens and the 
placement of non-habitable rooms

COMPLIES

6M

3M 16M

6M 12M

3M

6M

4M
6M

6M

8M

21M

23M

6M

12
M

03: DESIGN DETAILS
BUILDING SEPARATION
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Viewing Corridoors

Angled aluminum privacy blades applied 
to window to bedroom 2 at ground level

Unobstructed access to district views
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Solar Compliance

BLG 02 - 77%
BLG 03 - 76%
BLG 04 - 100%

03: DESIGN DETAILS
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1PM WINTER SOLSTICE
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03: DESIGN DETAILS
TRAFFIC & PARKING

The Traffic and Parking Impact Assessment (TPIA) concludes;

The development would generate 16-19 vehicle trips during peak AM and PM periods, which is 6-8 trips less than the existing 
residential use of the site

The intersection of Winnie Street and Military Road wiuld continue to operate at Level of Service A in the am peak and B in the 
pm peak, with acceptable delays and spare capacity

The proposed entry exit driveway to the site will operate at a high level of efficiency
 

Further, the development consolidated all movements into and out of the site at one location eliminating driveway access from 
Gerard Street and some 16 existing driveway crossovers in Parraween Street.
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