CITY OF WEST TORRENS

Notice of Panel Meeting

Notice is Hereby Given that a Meeting of the

COUNCIL ASSESSMENT PANEL

will be held in the George Robertson Room, Civic Centre
165 Sir Donald Bradman Drive, Hilton

on

TUESDAY, 10 AUGUST 2021
at 5.00pm

Hannah Bateman
Assessment Manager

City of West Torrens Disclaimer

Council Assessment Panel

Please note that the contents of this Council Assessment Panel Agenda have yet to be considered
and deliberated by the Council Assessment Panel therefore the recommendations may be adjusted or
changed by the Council Assessment Panel in the process of making the formal Council Assessment
Panel decision.

Note: The plans contained in this Agenda are subject to copyright and should not be copied
without authorisation.
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1 MEETING OPENED
1.1 Acknowledgement of Country
1.2 Evacuation Procedures

2 PRESENT

3 APOLOGIES

4 CONFIRMATION OF MINUTES

RECOMMENDATION

That the Minutes of the meeting of the Council Assessment Panel held on 13 July 2021 be
confirmed as a true and correct record.

5 DISCLOSURE STATEMENTS

In accordance with section 7 of the Assessment Panel Members — Code of Conduct the following
information should be considered by Council Assessment Panel members prior to a meeting:

A member of a Council Assessment Panel who has a direct or indirect personal or pecuniary
interest in a matter before the Council Assessment Panel (other than an indirect interest that exists
in common with a substantial class of persons) —

a. must, as soon as he or she becomes aware of his or her interest, disclose the nature and
extent of the interest to the panel; and

b. must not take part in any hearings conducted by the panel, or in any deliberations or
decision of the panel, on the matter and must be absent from the meeting when any
deliberations are taking place or decision is being made.

If an interest has been declared by any member of the panel, the Assessment Manager will record
the nature of the interest in the minutes of meeting.

Item 6.1.1 Page 1
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6 REPORTS OF THE ASSESSMENT MANAGER

6.1 TRANSITIONAL APPLICATIONS

6.1.1 19-21 William Street, MILE END SOUTH

Application No

211/1298/2020

DEVELOPMENT APPLICATION DETAILS

DESCRIPTION OF DEVELOPMENT

Change of use from warehouse/retail showroom to
specialised consulting rooms (veterinary hospital) and
associated car parking, landscaping and signage

APPLICANT X Huizing
APPLICATION NUMBER 211/1298/2020
LODGEMENT DATE 28/12/2020
ZONE Industry Zone
POLICY AREA N/A
APPLICATION TYPE Non-Complying
PUBLIC NOTIFICATION Category 3
REFERRALS Internal

o City Assets
e Waste Management

External
e Nil

DEVELOPMENT PLAN VERSION

Consolidated 21 May 2020

DELEGATION

¢ The relevant application proposes a non-complying
form of development and the application is to be
determined after a full merit assessment against the
Development Plan, except where the relevant
development application proposes a change of use
to office in a Commercial Zone.

RECOMMENDATION

Support with conditions

OFFICER

Brendan Fewster

BACKGROUND

The application was lodged prior to 19 March 2020 and therefore subject to the transitional
provisions in the Planning, Development and Infrastructure Act 2016 (PDI Act) and is to be
assessed against the Development Plan in accordance with Regulation 11(2) of the Planning,
Development and Infrastructure (Transitional Provisions) Regulations 2017.

Item 6.1.1
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SUBJECT LAND AND LOCALITY

The subject land comprises two contiguous allotments that are commonly known as 19-21 William
Street, Mile End South. The land is formally described as:

o Allotment 98 in Deposited Plan 2602 in the area named Mile End South Hundred of
Adelaide, Volume 5272 Folio 65; and

e Allotment 63 in Deposited Plan 23087 in the area named Mile End South Hundred of
Adelaide, Volume 5272 Folio 66.

There are no easements, encumbrances or Land Management Agreements on the Certificate of
Titles.

The subject site is mostly rectangular in shape, although there is a triangular portion of land at the
rear due to the angle of the rear boundary. The site has a combined frontage of 30.48 metres (m),
a depth of up to 68.24m and a total site area of approximately 1794 square metres (m?). The land
backs onto a linear road reserve that forms part of the James Congdon Drive carriageway.

The site currently contains a large industrial building that was previously used as a warehouse and
retail showroom. There is a total of 16 at-grade car parking spaces located at the front and rear of
the site that are accessed from William Street. No access is provided from James Congdon Drive.

The land is generally flat and there are no Regulated trees on the site or on adjoining land that
would be affected by the development.

The locality consists of medium size industrial development on the eastern side of William Street,
including warehouse, distribution, service trade and mechanical repair uses. Land uses on the
western side of the road are more commercial in nature and are located amongst several existing
dwellings. The locality is of relatively low amenity due to the predominance of commercial/industrial
land uses, buildings of varying size and appearance and the traffic generation that includes
medium to large vehicles.

Item 6.1.1 Page 3
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The site and locality are shown on the aerial imagery and maps below.

( 2 RS '§;1" e

SUBJECT LAND
19-21 Willizrm Sireet
MILE EMIy

D Subjeci Sile

RELEVANT APPLICATIONS

DA Number DIESEHIPen @ Decision Decision Date
Development

211/722/2001 Change in land use from Approved (use not 03/07/2001
warehouse to road transport | enacted)
terminal
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PROPOSAL

The application is for a change of land use from a warehouse and retail showroom to a veterinary
hospital/clinic facility (consulting rooms). The proposed veterinary hospital is a specialised facility
as it will provide emergency veterinary care that includes veterinary imaging.

The following is an overview of the proposed use:

A total usable floor area of 801m?;

161mz2 of communal area (i.e. waiting and access areas);

265m? for staff amenities including office, storage, kitchen and toilets;

375m?2 of medical activity space including treatment area, lab, pharmacy, MRI and CT scan

rooms, surgery and procedure rooms and X-ray room;

e Provision for additional dog runs and recovery adjacent to the internal medicine room
should it be required; and

e The mezzanine level and an area on the ground floor at the rear will not be used.

There will be no external building work or alterations to internal load-bearing walls (internal
alterations only).

The main operational hours are between 6:00am to 9:00pm Monday to Friday, with occasional
emergency appointments outside of the core business hours.

The existing car park at the front and rear of the site will be upgraded with provision for 15 vehicles,
including one disabled space.

The proposal includes improvements to existing landscaping and a sign measuring approximately
6.0m by 2.0m is to be attached to the front building facade.

The relevant plans and documents are contained in Attachment 2.

NON-COMPLYING

The application is a non-complying form of development as it comprises an office with a total floor
area greater than 100m2 and on a site that fronts an arterial road. An advertisement display is also
a non-complying form of development.

The applicant has provided a Statement of Effect pursuant to Regulation 17 of the Development
Regulations 2008 (refer Attachment 3). This document highlights a number of social, economic
and environmental impacts associated with the proposed development as follows:

e The proposal will provide consulting rooms which will serve the needs of the local (and
wider) community and provides an additional service in the area;

e The establishment of the use as consulting rooms may result in a marginal increase in the
employment options available in the local area;

o The proposal will prevent crime by putting the land to an active use providing surveillance in
the area during operating hours;

e Given the proposed use will occupy an existing building, there will be minimal
circumstances where the proposal would have a measurable environmental impact apart
from resulting in a reduced external impact on the surrounding locality by way of noise,
traffic impacts and hours of operation compared with the uses in the immediate locality;

e The proposal provides for the increased functional and economic use of the subject land;
The development will not prejudice the continuation of surrounding land uses or impact on
property value for adjoining businesses and residents;

e The proposal is able to connect to the existing infrastructure such as power, water, sewer
and stormwater; and
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o The proposal will provide an important and unique specialist service which benefits the
local area and the wider metropolitan area.

Should the CAP resolve to approve the application, the concurrence of the State Commission
Assessment Panel (SCAP) is not required in this instance given the recent amendments to Section
35 of the Development Act 1993 under the COVID-19 Emergency Response (Further Measures)
Amendment Act 2020.

Alternatively, should the CAP refuse the application, no appeal rights are afforded to the applicant.

As the Administration resolved, under delegation, to proceed with an assessment of the proposal,
the application is now presented to the Panel for a decision.

PUBLIC NOTIFICATION
The application is a Category 3 form of development pursuant to Section 38 of the Development

Act 1993. No representations were received during the notification period.

INTERNAL REFERRALS

Department Comments

City Assets e Satisfied that adequate parking would be provided for the
development subject to a condition to 'restrict' the development
to 3 consultants only.

¢ Recommend that 2 bicycle rails be provided, say adjacent to the
outdoor waiting area at the front of the building.

e Satisfied that the proposed development would not result in
excessive traffic impacts on the adjacent road network.

e For the occasional servicing by specialist waste disposal
vehicles, there appears to be sufficient manoeuvring area, using
the rear parking area, to enable a medium sized truck (such as
an MRV) to enter and turnaround to exit the site in a forward
direction.

e Itis recommended that further assessment from Council's Waste
Management Team is required.

¢ Given that the existing parking layout has been disturbed, it
should be assessed under current standards. As such
stormwater detention and quality should apply.

e Itis recommended that an indication of how the storage is to be
provided and calculations supporting the nominated volume be
submitted to Council.

¢ Anindication of how the water quality requirements are to be
met should be provided on revised site plans prior to the
finalisation of the planning assessment for this development.

Although City Assets have recommend that stormwater
management be assessed under current standards, this request is
not considered reasonable from a planning perspective as changes
to the car parking are being proposed so the parking is compliant
with Australian Standards. There is also no building work taking
place. All other matters have been addressed by the applicant or by
conditions of consent.

Waste e The treatment of waste is considered appropriate, no further
Management requirements are needed.

Item 6.1.1 Page 6
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A copy of the relevant referral responses is contained in Attachment 4.

RELEVANT DEVELOPMENT PLAN PROVISIONS

The subject land is located within the Industry Zone as described in the West Torrens Council
Development Plan.

There is no Desired Character statement for the Industry Zone.

Additional provisions of the Development Plan which relate to the proposed development are
contained in Attachment 1.

QUANTITATIVE STANDARDS

The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below:

DEVELOPMENT PLAN
PROVISIONS STANDARD ASSESSMENT
LANDSCAPING 10% minimum Additional landscaping
Module: Landscaping, Fences provided
and Walls Approx. 10%
PDC 4
Satisfied
CARPARKING SPACES Consulting rooms / medical 15 spaces
Module: Transportation and 10 spaces per 100m?
Access Not Satisfied
PDC 34 (refer to assessment below)
ASSESSMENT

In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:

Land Use Suitability

The subject land is situated within the Industry Zone and borders the Commercial Zone that is
immediately to the west. Objective 1 of the Industry Zone envisages a range of industries as well
as warehouses, storage and transport-related uses. Some commercial uses are also encouraged,
such as small-scale offices and shops. The adjacent Commercial Zone envisages various
commercial uses, including consulting rooms, and some light industry.
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The proposal is seeking to change the use of an existing building that was previously used as a
warehouse and retail showroom. The proposed use is a veterinary hospital that offers specialised
veterinary care. The use is a consulting room by definition, however several of the specialised
services provided, such as veterinary imaging and surgical procedures mean that a larger
premises is required than that of a typical veterinary practice. Most veterinary appointments will be
undertaken during the main business hours, however it is anticipated that approximately one
emergency appointment per week will be needed outside of business hours.

While a consulting room is not an envisaged use within the Industry Zone and is more
appropriately located within a commercial or centre zone, the need for a large 'existing' premises
and the location of the subject land on the border of the Industry and Commercial Zones are
factors that give support to such a land use in this instance. It is also important to note that the
locality is characterised by a mix of industrial and commercial uses on both sides of road. For
these reasons, the proposed veterinary hospital would not prejudice the role and function of the
Industrial Zone, and similarly, the specialised nature and relatively low intensity of the proposed
use would have a negligible impact on the function and economic sustainability of the adjacent
Commercial Zone.

It is also worth noting that under the new Planning and Design Code the subject land is situated
within the Strategic Employment Zone. In this zone, a consulting room would be performance
assessed and the provisions of the zone (i.e. PO 1.2) actively encourage consulting rooms on land
adjacent to another zone that is used for residential purposes, as such consulting rooms are
considered low-impact.

For all of the above reasons, the proposed veterinary hospital would not undermine the Objectives
of the Industry and Commercial zones, and when balanced against the specialised nature of the
use and character of the locality, the proposal is considered orderly and appropriate in land use
terms.

Interface and Operational Considerations

Although the subject land is situated within the Industry Zone and land on the western side of
William Street is within the Commercial Zone, there are several residential properties observed
along William Street, including immediately opposite the site. It would appear that these properties
have co-existed with commercial and industrial activities for many years. No representations were
received from nearby residents or business owners during the public notification period.

Objective 1 and Principle of Development Control (PDC) 1 and 2 of the General Section (Interface
between Land Uses) seek to ensure that new development is designed and operated in a manner
that adequately protects the amenity of the locality. Consulting rooms are typically non-invasive as
they generate minimal noise and odour, and any noise and odour from animals being treated
would be negligible and could be contained within the existing building without the need for any
noise or odour attenuation measures.

From a traffic perspective, there would be minimal impact on nearby residential properties as the
traffic generated by the veterinary hospital would be considerably less than that of other existing
businesses within the locality. It is also noted that most traffic movements would take place during
normal business hours.

Accordingly, the proposal would not adversely impact upon the amenity of nearby sensitive uses by
way of noise, light spill, glare or traffic. The proposal is considered to satisfy Objectives and PDC 1
and 2 of the General Section (Interface between Land Uses).

Item 6.1.1 Page 8
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Vehicle Access and Car Parking

The Development Plan provisions seek to ensure that new development provides safe and
convenient access for vehicles and pedestrians and sufficient on-site car parking for patrons and
staff.

The proposal will utilise an existing crossover at the northern end of the road frontage. City Assets
consider the existing access arrangements to be safe and convenient, as required by PDC 24 of the
General Section (Transportation and Access).

The existing at-grade car parking areas the front and rear of the site will be reconfigured as the
existing car parks are not designed to Australian Standards. There will be provision for 15 vehicles
that includes one disabled space. The design and layout of the car parking areas have been
assessed by City Assets Department as satisfying the relevant Australian Standards.

For the purposes of a car parking assessment, Table WeTo/2 — ‘Off Street Vehicle Parking
Requirements’ prescribes a car parking rate of 10 spaces per 100mz2 of floor area for a consulting
room. While there would be a significant parking shortfall based on this parking rate, Council’s
Traffic Engineer considers the car park rate to be excessively high having regard to past surveys
and assessments undertaken for this kind of use. Council's Traffic Engineer considers the
proposed car parking provision to be acceptable subject to the conditions of consent that address
the following:

¢ The number of consultants at any one time shall be restricted to 3;

e Two (2) bicycle rails shall be provided adjacent to the front of the subject building;

e Service vehicles undertaking private waste collection on-site shall be restricted to MRV size
(reference AS 2890.2-2018).

e On-site waste collection shall occur during off-peak periods only.

Furthermore, Council's Traffic Consultant is satisfied that any additional traffic generated by the
proposed development would not cause any traffic congestion or capacity issues along William
Street or the surrounding road network.

Given the above considerations, the proposal would sufficiently meet the anticipated car parking
demand generated by the development during peak periods. Accordingly, the proposal would not
lead to conditions detrimental to the free flow and safety of pedestrian and vehicular traffic on the
surrounding road network.

Landscaping

A landscape plan has been provided that includes new landscaping at the front and rear of the site.
Several trees and shrubs and ground covers will be planted to provide shade and to enhance the
appearance of the existing building and car parking areas. The amount of landscaping would
satisfy the minimum landscaping requirement of 10 percent of the site.

The proposed landscaping would therefore enhance the overall appearance and amenity of the
development in accordance with PDC 10 of the Industry Zone and PDC 1, 4 and 5 of the General
Section (Landscaping, Fences and Walls).

There are no Regulated Trees on the site or on adjoining land that would be impacted by this
development.

Item 6.1.1 Page 9
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Waste Management

The applicant has confirmed that waste bins will be stored either at the rear of the site or within the
building with bins to be collected by a private contractor at least once a week. Deceased animals
will be stored temporarily in freezers and the Animal Welfare League provide a pick-up service for
deceased animals.

Council's Team Leader Waste Management is satisfied with the proposed waste management
arrangements. Conditions of consent has been included to ensure that waste bins are stored within
the building as there is sufficient room to do so and that collection takes place during off peak
times to minimise traffic conflicts.

The proposal is considered to satisfy PDC 2, 5 and 6 of the General Section (Waste).

Advertising

A small sign measuring approximately 6.0m by 2.0m is to be attached to the front building fagade.
The sign would be professionally prepared and is considered to be of suitable size and located
appropriately so as not to visually dominate the building facade or cause distraction to motorists or
endanger public safety.

PDC 1, 2, 4 and 14 of the General Section (Advertisements) have been satisfied.

SUMMARY

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the West Torrens Council Development
Plan consolidated 21 May 2020.

In particular, the proposal:

e is an orderly form of development within the Industry Zone given the specialised and low-
intensive nature of the use and the characteristics of the site and surrounding land;

¢ would not prejudice existing or future business activities within the adjacent Commercial
Zone or nearby centres;

¢ would not significantly impact upon the amenity of nearby residential properties or the
locality as the intensity of the proposed use would be low, the development would be
appropriately managed and traffic generation would be minimal,

e provides sufficient on-site car parking and safe and convenient access so as not to lead to
conditions detrimental to the free flow and safety of pedestrian and vehicular traffic within
the site and on the adjacent road network;

¢ includes additional landscaping to improve the appearance of the site; and

e provides advertising that is coordinated and complementary to the respective business and
designed and located to avoid visual clutter and driver distraction.

For all of the above reasons, the proposal would achieve the Objectives for the Industrial Zone and
sufficiently accords with the relevant provisions of the West Torrens Council Development Plan.
Accordingly, the application warrants the granting of Development Plan Consent subject to
conditions.

Item 6.1.1 Page 10
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RECOMMENDATION

The Council Assessment Panel, having considered all aspects of the report and the application for
consent to carry out development of land resolves to GRANT Development Plan Consent for
Application No. 211/1298/2020 by X Huizing for change of use from warehouse/retail showroom to
specialised consulting rooms (veterinary hospital) and associated car parking, landscaping and signage
at 19-21 William Street, Mile End South (CT 5272/65 & CT 5272/66) and the following conditions of
consent:

Development Plan Consent Conditions

1. The development must be undertaken, completed and maintained in accordance with the
plans and information detailed in this Application except where varied by any conditions listed
below:

e  Existing Floor Plans, Drawing No. 502, dated 17/12/20 prepared by Real Serve;

e Existing Elevation Plans, Drawing No. 503, dated 17/12/20 prepared by Real Serve;
Existing / Demolition Plan, Drawing No. 100, Rev 2, dated 17/12/20 prepared by Perfect
Practice;

Landscape Plan, Drawing No. A-0.01, Rev 1, 10/05/21 prepared by Therian;
Ground Floor Plan, Drawing No. A-1.01, Rev 4, 10/05/21 prepared by Therian;

First Floor Plan, Drawing No. A-1.02, Rev 2, 10/05/21 prepared by Therian;

Ground Floor Area Plan, Drawing No. A-1.03, Rev 4, 10/05/21 prepared by Therian;
First Floor Area Plan, Drawing No. A-1.04, Rev 1, 10/05/21 prepared by Therian;
Letter from Cirga dated 17 February 2021,

Statement of Effect prepared by APDS dated 20 May 2021; and

Statement of Support prepared by APDS dated January 2021.

2. The existing mezzanine level shall not be used be used for any purpose as reflected on the
approved plans.

Reason: To ensure the proposal proceeds in an orderly manner and in accordance with the
approved plans.

3. The number of veterinary consultants on the premises shall not exceed three (3) at any one
time.

Reason: To ensure there is adequate on-site car parking and that the proposal proceeds in
an orderly manner.

4. Two (2) bicycle rails shall be provided adjacent to the front of the subject building prior to
occupation of the development.

Reason: To ensure there is adequate on-site bicycle parking facilities.
5. The operation of the development approved herein shall be between 6:00am to 9:00pm
Monday to Friday, with only emergency appointments permitted outside of these approved

hours.

Reason: To ensure there is adequate on-site car parking and minimal disturbance to
surrounding properties.

6. Waste collection shall be carried out at least once a week by a private contractor and take
place during off-peak times to minimise traffic conflicts. Waste vehicles shall be restricted to
Medium Rigid Vehicle (MRV) size.

Reason: To ensure traffic safety and to maintain the amenity of the locality.
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7. All solid waste shall be stored in bins/containers having a close fitting lid with all
bins/containers to be located within the building at all times other than when collection is taking
place. The location of the bins/containers to be located within the building is to be identified on
final plans submitted prior to the issue of Development Approval.

Reason: To ensure minimal disturbance to surrounding properties and to maintain the
amenity of the locality.

8. All landscaping shall be planted in accordance with the approved plans (Landscape Plan,
Drawing No. A-0.01, Rev 1, 10/05/21 prepared by Therian) and incorporate an appropriate
irrigation system prior to the occupation of the development or the next available planting
season. Any person(s) who have the benefit of this approval will cultivate, tend and nurture the
landscaping and shall replace any plants which may become diseased or die.

Reason: To enhance the amenity of the site and locality and to mitigate against heat loading.

9. All car parking areas shall be marked in a distinctive fashion to delineate the parking spaces,
prior to the occupation of the development.

Reason: To ensure usable and safe car parking.

10. The proposed car parking layout and access areas and vehicle head clearances shall conform
to Australian Standard AS 2890.1:2004- Off-street Car parking and Australian Standard
2890.6:2009 - Off-Street Parking for People with Disabilities.

Reason: To provide adequate, safe and efficient off-street parking for users of the
development.

11. Driveway, car parking spaces, manoeuvring areas and landscaping areas shall not be used for

storage or display of materials or goods.
Reason: To ensure the development proceeds in an orderly manner.

12. Floodlighting within car park and around the buildings shall be restricted to that necessary for
access and security purposes only and be directed and shielded in such a manner as to cause
no light overspill nuisance of nearby properties.

Reason: To maintain visual amenity and public safety in the locality.

13. Any external lighting that may be associated with the signage shall be directed such that any
overspill of light into the nearby premises is avoided and minimal impact on passing motorists
occurs.

Reason: To maintain visual amenity and public safety in the locality.

Attachments

1 Relevant Development Plan Provisions

2. Proposal Plans and Supporting Documents

3.  Statement of Effect

4 Internal Referral Responses
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Item 6.1.1 - Attachment 1

General Section

Crime Prevention

Objectives

1

Principles of Development
Control

1,2,3,4,5, 6,7,8&10

Interface between Land Objectives 1,2&3

Uses Principles of Development 1,2,3, 6&7
Control

Landscaping, Fences and Objectives 1&2

Walls Principles of Development 1,2,3, 4,586

Control

Orderly and Sustainable
Development

Objectives

Principles of Development
Control

Transportation and Access

Objectives

1,2&4

Principles of Development
Control

1,8 12,13, 14, 16, 17, 18,
20, 21, 22, 23, 24, 30, 32,
33, 34, 35, 36, 37, 38, 39,

40, 41, 42 & 43
Waste Objectives 1&2
Principles of Development 1,2, 3 4 5&6

Control
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Council Assessment Panel

Item 6.1.1 - Attachment 2

Low Shrubs (Bluebush Daisy)
Cratystylis Conocephala
Spread 1-2m

Tree {Orrwmmuntal Pear),
Purius Calleryana
Spread 2m

Buffalo grass with benches
along the side

ILLIAM

W

}/ Ground cover (Native pigtace)
- Carpobrofus Rossi
with 7Smm muich cover

|

STAFFz| STAFF
ONLY | ONLY

: '\ Low Shrub (Whits Anzac)

S/ Caliistamon Citrinus
5/ Spraad 2m

STAFF | STAFF
OMLY -

Tree (Omamental Pear)
Purnius Calleryana
Spread 4m

Low Shrub (White Anzac)
Callistemen Citrinus
Spread 2m

Buffaio grass

SUMMARY:

Existing Showroom / Warehouse

Existing First Floor

873 sqm
84 sam

Total Gross L.A
Site (Approx)

4957 sqm
1,794 sqm

Landscaping (10%)

180 sqm

Car Parking Required
Car Parking Provided

GROUND FLOOR LEVEL - PROPOSED NEW FITOUT - LANDSCAPE PLAN

SCALE  1:300

DIMEMSIONS AND AREAS SHOWN ARE ONLY APPROXIMATE FOR PRESENTATION PURPOSES

12
15

THEAUSTIN ~ LANDSCAPE PLAN ﬁi Therian

A0.01  revi 10/05/2021
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1

FIRST FLOOR LEVEL - EXISTING

SCALE

1:100

DIMENSIONS AND AREAS SHOWN ARE ONLY APPROXIMATE FOR PRESENTATION PURPOSES

A-1.02

THE AUSTIN

REV: 2

10/05/2021

FIRST FLOOR PLAN

/ Therian

10 August 2021

Page 18



Council Assessment Panel Item 6.1.1 - Attachment 2

g

:| 993m*

AREA LEGEND: :
O000O0ogogoOy
Jj; 161m* WAITING AND CIRCULATION l] I—-I l—l : : .

[T | s7sm oseimat eirour ' |
. i

. 98m? FUTURE HOSPITAL EXPANSION Ij {

1 4

. 265m* GROUND FLOOR (NO WORK) - - %
= I

. 92m FIRST FLOOR (NO WORK) 1] \‘;‘5 !
i

|

i

|

SN M N 3 ] b P N T b N b LW A

A ' ‘\' __I_: |
7~ +___ -t _,.#._ _’l""T"'_

e e ———— e re = = i = = = r = re = = rd

@ GROUND FLOOR LEVEL - AREA

SE 1+ THE AUSTIN GROUND FLOOR éf Therian

DIMENSIONS AND AREAS SHOWN ARE ONLY APPROXIMATE FOR PRESENTATION PURPOSES A-1.03 REV: 4 10/05/2021 AREA P LAN

10 August 2021 Page 19



Council Assessment Panel

Item 6.1.1 - Attachment 2

AREA LEGEND:

[]

GROUND FLOCR AREA BELOW

92m? FIRST FLOOR (NO WORK)

TOTAL:

92m?

EXISTING MEZZANINE ROOMS

| NO WORK ON THIS LEVEL

i

\

GROUND FLOOR CEILING BELOW

1
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D CIRQA

Ref: 20375|BNW

17 February 2021

Mr Mark Kwiatkowski

Adelaide Planning & Development Solutions
52A Mount Barker Road

HAHNDORF SA 5245

Dear Mark,

PROPOSED VETERINARY HOSPITAL
19-21 WILLIAM STREET, MILE END

| refer to the proposal to develop a veterinary hospital at 19-21 William Street, Mile End.
As requested, | have undertaken a review of traffic and parking matters associated with
the proposed facility.

EXISTING SITUATION

The subject site is located at 19-21 William Street, Mile End. The site is bound by William
Street to the west, James Congdon Drive to the east and industrial properties to the north
and south. The City of West Torren’s Development Plan identifies that the site is located
within the Mile End South Industry Zone.

The site is currently occupied by a building containing 724 m? of warehouse floor area,
164 m? of showroom floor area and 84 m? of office floor area. Access to the site is
provided via a single two-way access point on William Street. No direct access is provided
to James Congdon Drive. A total of 16 parking spaces are currently provided within the
site.

THE PROPOSAL

It is proposed to undertake a change-of-use for the site to accommodate a veterinary
hospital facility. Specifically, the facility will provide emergency veterinary services
including veterinary imaging facilities (which requires greater area than typical veterinary
clinics). A number of internal rooms will be constructed within the existing building to
accommodate consulting rooms, imaging rooms (MRI, CT Scan Xray), treatment and
surgery rooms, administration offices, reception area and additional back-of-house/
amenity areas.

CIRQA Pty Ltd | ABN: 12681029983 | PO Box 144, Glenside SA 5065 | P: (08) 7078 1801 | E: info@cirga.com.au
CIRQA\\Projects\20375 Mark Kwiatkowski 17Feb21 Page 1of 4
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The surgery, imaging and treatment rooms will operate in an ancillary nature to the
consulting rooms (i.e. a veterinarian associated with one of the consulting rooms will, at
times, utilise the surgery, imaging and treatments rooms rather than additional on-site
practitioners). Such arrangements could also be conditioned by Council if desired (i.e. a
maximum number of consultants on-site at any one time).

Specifically, the following staff numbers will be associated with the proposal:

« two veterinary specialists;
« threenurses; and

« onereceptionist.

The facility will typically operate between 6:00 am and 9:00 pm, however will alsc operate
outside of these times for occasional emergency cases. The facility will be a referral
centre with clients and their pets being required to be referred from other veterinarians.

The existing access arrangements are proposed to be retained, however the parking
areas will be upgraded to conform with current Australian Standards (resulting in the loss
of one parking space but significantly improving accessibility to/from spaces). Specifically,
as shown on the attached plan, the parking areas will comply with the requirements of
Australian/New Zealand Standard, Parking Facilities Part 1: Off-street car parking (AS/NZS
2890.1:2004) and Australian/New Zealand Standard, Parking Facilities Part 6: Off-street
parking for people with disabilities (AS/NZS 2890.6:2009) in that:

« regular parking spaces will be 2.5 m wide and 5.4 m long with four staff only
spaces being 2.4 m wide by 5.4 m long and two small car spaces being 2.3 m
wide and 5.0 m long;

« thedisabled parking space will be 2.4 m wide and 5.4 m long (with an adjacent
shared space of the same dimension);

« the parking aisles will be at least 5.8 m wide;

« turnaround movements (in the event all spaces are occupied) can be
accommadate in the aisle interseciton; and

« 0.3 m clearance will be provided to all objects greater than 0.15 m in height
(where applicable) and columns will be located outside of the car clearance
envelope).

PARKING ASSESSMENT

Council's Development Plan identifies a rate of ten car parking spaces per 100 m? of total
floor area for consulting rooms (as well as medical centres and day surgeries). Such a rate

CIRQA\\Projects\20375 Mark Kwiatkowski 17Feb21 Page 2 of 4
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is excessively conservative and much higher than would realistically be generated by
consulting room uses (particularly veterinary consulting which typically generates lower
rates than general medical consulting).

In comparison, it is generally accepted that consulting rooms are more appropriately
assessed on a ‘per rooms’ basis. For instance, the Aurecon “Parking Spaces for Urban
Places” study recommended a rate of four spaces per consulting room with a discount of
up to 10% potentially applying based on locality and accessibility factors (this rate
includes allowance for parking for the consultant, their patients, support staff etc). The
full 10% discount would be applicable to the subject site. Therefore, a rate of 3.6 spaces
per consulting room would apply on the basis of the Aurecon study.

In reality, it is anticipated that even lower demand rates would be associated with the site
given it will be for veterinary consulting and medical imaging. As noted above, both of
these uses typically generate lower demands than general medical consulting. For
instance, a recent survey undertaken by CIRQA of demands at a veterinary clinic in Gawler
identified a peak demand of two spaces per consulting rcom and a recent MFY survey of
a medical imaging facility identified a rate of 2.5 spaces per consulting room.

Nevertheless, to provide a conservative assessment, the Aurecon rate of 3.6 spaces per
consulting room has been adopted for the assessment. Additionally, the following
assessment allows for separate allowance for the nursing and receptionist staff which
provides further conservatism (given that such staff are included in the above parking
rates). On this basis, the following conservative assessment has been prepared:

« consultant rooms - two veterinary consultants at a rate of 3.6 spaces per consulting
room (7.2 spaces). This includes allowance for the consultant and their patients/
clients;

« nursing staff - three nursing staff at a rate of one space per nurse (three spaces);
and

« reception - one receptionist at a rate of one space per receptionist (one space).

On the basis of the above, there would be a peak demand for 12 parking spaces (rounded
up) associated with the proposed uses. In reality, given the conservative nature
associated with the assessment, it is likely that typical demands would be below ten
vehicles. Given 15 spaces are currently provided on-site, the above demands would be
easily accommodated.

TRAFFIC IMPACT

Available traffic generation guidelines do not identify appropriate rates for application to
the assessment of veterinary rooms. However, in our experience, such facilities typically
generate in the order of four to five peak trips per room. Adopting the higher rate of this

CIRQA\\Projects\20375 Mark Kwiatkowski 17Feb21 Page 3 of 4
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range, there would be in the order of ten peak hour trips generated by the veterinary
services component of the proposal. Such a traffic generation also appears reasonable
when considered against the proposed staffing numbers with additional allowance for
client movements.

The number of movements generated by the facility will therefore be very low.
Furthermore, this does not take into account the traffic generation associated with the
site’s previous use. Based on typical traffic generation rates, it is likely that in the order
of ten peak hour trips would have been generated by the previous site uses. Accordingly,
there will be negligible traffic impact associated with the proposal.

SUMMARY

It is proposed to undertake a change-of-use from the existing warehouse, showroom and
offices on the subject site to a veterinary (consulting room) facility. The access and
parking arrangements are proposed to remain as per the site’s current layout.

The level of parking provided would be below that identified if assessed based on the
Development Plan rate. However, the Development Plan rate is excessively conservative
and would not identify realistic demands associated with the proposed use. In
comparison, a review of comparable rates for parking demands associated with the
subject uses indicates that (even assessed on a conservative basis) there will be more
than adequate on-site parking to accommodate peak demands associated with the
proposal.

Assessment of the traffic impacts indicates that there will be negligible change in the
peak hour traffic volume generated by the proposal compared to the previous site uses.

It is therefore considered that the proposed change-of-use will result in acceptable traffic
and parking conditions within and adjacent the site.

Please feel free to contact me on (08) 7078 1801 should you require any additional

information.

Yours sincerely,

BEN WILSON
Director | CIRQA Pty Ltd

Enc. Proposed parking layout (C20375_01A_SHO02)

CIRQAN\Projects\20375 Mark Kwiatkowski 17Feb21 Page 4 of 4
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TOWN PLANNING SPECIALISTS

PLANNING PRIVATE CERTIFIERS

STATEMENT OF SUPPORT

CHANGE IN USE FROM WAREHOUSE / SHOWROOM TO SPECIALIST
VETERINARY CLINIC (CONSULTING ROOMS) WITH ANCILLARY CARPARKING

19-21 WILLIAM STREET, MILE END SOUTH

Prepared for Xander Bart Huizing

Report prepared by Adelaide Planning & Development Solutions PTY LTD
Contact Mark Kwiatkowski

Telephone 0499933311

Email mark@adelaideplanning.com.cu
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cal

STATEMENT OF SUPPORT

Lead Consultant XANDER BART HUIZING

In association with ADELAIDE PLANNING AND DEVELOPMENT SOLUTIONS PTY LTD

Document History and Status

Version Date Author
V1.0 December 2020 Mark Kwiatkowski, APDS
C2.0 January 2021 Mark Kwiatkowski, APDS

© APDS PTY LTD

All rights reserved; these materials are copyright. No part may be reproduced or copied in any way,
form or by any means without prior permission.

This report has been prepared for APDS’ client. APDS and its associated consultants are nof liable to
any person or entity for any damage or loss that has occurred, or may occur, in relation to that person
or entity taking or not taking action in respect of any representation, statement, opinion or advice
referred to herein.

APDS - www.adelaideplanning.com.au

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au
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1.0 Application Overview

Applicant

Xander Bart Huizing

Site Address

19-21 William Street, Mile End South

Description of land

CTs Volume 5272 Folio 65 and Volume 5272 Folio 66

Site area

Approximately 1725 square metres (combined)

Development Plan

West Torrens Council Development Plan Consolidated 21 May

2020
lone Industry Zone
Policy Area No Policy Area applies
Maps WeTo/9

Existing Land Use

Warehouse and showroom

Development proposal

Change in use from warehouse / showroom to Specialist

Veterinary Clinic (consulting rooms) with ancillary carparking

Public notification

Not required at this stage of assessment. Category 3 at the next

stage of assessment

Referrals

TBA

Relevant Authority

West Torrens Council

Primary Contact

Mark Kwiatkowski

Mark@adeldgideplanning.com.au

0499933311

ABN 55910297825

Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers

e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au
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2.0 Inftroduction

This Statement of Support has been prepared by Adelaide Planning and Development Solutions (APDS)

on behalf of Xander Bart Huizing.

Pursuant fo Maps WeTo/9 of the West Torrens Council Development Plan consolidated 21 May 2020, the

subject land is located within the Industry Zone.
The procedural matters table of the Industry Zone states:

Development (including combinations thereof, or more than one of a particular kind, alterations,
extensions and/or additions to existing buildings or structures, building work, a change in the use of

land, or division of an allotment) for the following is non-complying: Consulting room
The proposed consulting room is therefore is a non-complying form of development.

This statement constitutes a statement of support as required by Regulation 17(1) of the Development

Regulations 2008 for a non-complying form of development.
The following information accompanies this statement of support:

* Completed development application form and electricity declaration
o Cerfificate of Title
¢ Plans prepared by Perfect Practice

* Accommodation Schedule prepared by Perfect Practice.

In preparing this statement of support, | confirm that | have reviewed the proposal plans and the
accommodation schedule provided by Perfect Practice along with the most pertinent provisions of the

West Torrens Council Development Plan Consolidated 21 May 2020.

| have also inspected the subject land and locality.

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au
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3.0 Subject Land and Locality

3.1 Subject lLand

Figure 1 Subject site identified in yellow

The subject land is an irregular shaped allotment located at 19-21 William Street, Mile End South and

has a site area of approximately 1794 square metres with a frontage to William Street of 30 metres.

The approved use for the subject land is a warehouse with showroom, however, the site is currently

vacant.
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Figure 2 Street view of the subject site

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au
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There are two areas of car parking foward the front and rear of the building, with the rear car parking
area most recently used for storage and a service area. The site has a post and rail front fence with
security gates with an area of landscaping behind the fence, adjacent to the front car parking area.
Vehicular access is provided to William Street via a double width crossover and a two-way driveway

on-site.
The site has a level fopography and does not contain any regulated or native vegetation.

The subject land has connection to all services (power, water, gas, electricity, telephone).

4.2 Llocality

Figure 3 Locadlity Plan

The locdlity contains a mixture of uses including offices, light industry / small-scale manufacturing, bulky

goods outlets and some residential dwellings in poor condition.

The adjacent site to the south is currently vacant and being used for overflow parking for the motor
home rental and sales business opposite. Several other sites further to the south are also vacant and

devoid of any buildings or land uses.

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au
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The sites opposite the subject site are located within the Commercial Zone and contain several small,
post war dwellings inferspersed with commercial and light industrial uses within buildings of @ much
larger floor plate than the dwellings. It is anticipated that over time these older dwellings will be

replaced with office / commercial / industrial buildings as the demand increases.

The wider locality o the east contains large footprint bulky goods outlets within the Mile End

Homemaker Centre and Bunnings hardware outlet on the site to the north east.

The site is located within a ‘triangle’ of arferial roads, with James Congdon Drive fo the east intersecting
with Sir Donald Bradman Drive fo the north and South Road to the west. The arferial road network

confributes fo a reduced amenity for uses within this triangle due to fraffic pollution and noise.

The wider locality surrounding the subject site is zoned Commercial and Bulky Goods, with only a small

portion of the locdlity left in the centre for industrial uses.

Figure 4 Zoning in the locality

The amenity level of the locality is generally considered to be poor principally due to the existing
development within the Industry Zone, the poor qudlity of the houses in the street, the increased fraffic
volumes from the bulky goods outlets to the east and the surrounding arterial road network as discussed

previously.

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au
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4.0 Planning Assessment

4.1 Nature of Development

The application seeks the change in use from warehouse / showroom to Specialist Vet (consulting

rooms) with ancillary carparking at 19-21 William Streef, Mile End South.
More specifically, the proposal includes:

* A medical imaging specialist facility for animals

e Clients accepted viareferral from other vets

e Six full time staff (fwo vets, three nurses and one receptionist). The receptionist will work mainly in the
front office, with an additional back office desk to make dedicated phone calls etc.

s The three nurses will work mainly in the back office (clinical area) and will need a computer
workstation each to write up the charts, update owners, write records, dispense medication and
do other admin. The tfwo vets will each have a computer workstation, one in the freatment area
and one in the radiclogy confrol room.

e The upstairs office will not be used.

¢ Hours of operation from 6 am to ¢ pm Monday to Friday. During these roufine operating hours,
clients (pet owners) will be able to book appointments.

* Some oufside of usual hours ‘emergency’ medical imaging as needed (approximately one
appointment per week)

e Internal alterations to the existing building to create 524 square metres of useable space including:

o a 112.8 square metre ‘Public’ activity space including waiting area, concierge and
consulting rooms.

o @ 48 square metre ‘Staff’ activity space comprising offices and kitchen / conference area.

o d266.4square metre ‘Medical’ activity space including freatment area, lab, pharmacy,
MRI and CT scan rooms, surgery and procedure rooms and Xray room.

o a32.4 square metre ‘Support’ activity space comprising dog runs, cat cages, laundry,
storage and [T server room.

o a'Core’ activity space including toilets, change rooms and lockers.

e Sealed car parking for 16 vehicles including a dedicated disabled space with access via a two-
way access point to / from William Street.

e Ancillary landscaping to the exterior of the site and within the parking areas.

s Signage
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Details about Specialist Veterinary Clinic

In human medicine it is considered best practice for a GP to refer a patient to a specialist for diagnosis
and freatment of complex medical issues. Patients then access the advanced expertise they need for
a specific health problem whilst continuing fo rely on their GP for the ongoing management of general

health concerns, wellbeing and preventive care.

Veterinary referral hospitals work in a similar fashion. A veterinary specialist has undergone exftensive
advanced supervised fraining, culminating in the passing of a rigorous set of examinations, usually
involving at least four years of study and peer assessment in addition fo the six years it takes to become
a vet. We plan fo open a specialist veterinary hospital that will provide referral veterinary medicine,
surgery and diagnostic imaging for the pets of Adelaide. We will rely on the GP vets to refer patients

(animals) who present with more complex and specific health concems.

Emergency appointments.
Most, if not all, of the appointments will be undertaken during our routine operating hours.
However, animals do adher to the clock and get ill at all times of the day.

As such, we anticipate approximately one emergency appointment per week oufside our routine
operating hours.

Emergency appointments will be booked through a dedicated phone number (on call phone) which
will be carried by the vet.

If the patient needs immediate attention, the vet will then travel to the clinic to meet the owners for a
consult.

There is currently no plan to have someone onsite overnight, noris there a limit to the times/days these
emergencies will be accepted.

Waste

As a veterinary facility, we will produce various types of waste.

As part of our environment charter, we plan to minimise our waste, and recycle as much as possible.
EPA guidelines will be followed at all fimes.

Household: All commercial/industrial waste will be stored in dedicated bins at the back of the property,
or within the back of the building. This will allow easy access by the collection frucks of a dedicated
waste company (e.g. https://www.adelaidewasteandrecyclingcentre.com.au/waste-
services/industrial-bin-services/). This will occur at least weekly or sooner if needed.
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il

Recyclables: All recycling will be stored in dedicated bins at the back of the property, or within the
back of the building. It will be collected by a dedicated commercial waste collection company (e.g.
https://www.adelaideecobins.com.au/recycling/). This will occur af least fortnightly or sooner if
needed.

Medical waste: This includes sharps, pharmaceuticals and other contaminated (e.g. blood) waste. This
waste will be stored onsite (at the back of the property, or within the back of the building), and be
periodically collected by a dedicated veterinary/medical waste disposal company (e.g.
https://www.allmedicalwaste.com.au/).

This will occur at least fortnightly or sooner if needed.
Euthanasia

In the unfortunate event of a pet euthanasia, the deceased animails (as is standard practice) will be
stored in dedicated freezers. These freezers will be kepft in the rear of the building, near the large roller
doors. The Animal Welfare League (AWL) have a dedicated pickup service and will come the same
day, as needed, with a fruck to pick up the deceased animals. The AWL also handle all cremations
(hitps://awl.org.au/pet-cremations/services) .
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4.2 Kind of Development

Pursuant to Maps WeTo/9 of the West Torrens Council Development Plan consolidated 21 May 2020, the

subject land is located within the Industry Zone.
Within the Industry Zone, Consulting Rooms are non-complying development.

This statement constitutes a statement of support as required by Regulation 17(1) of the Development

Regulations 2008 for a non-complying form of development.

In preparing this statement of support, | can confirm that | have reviewed the proposal plans prepared
by Real Serve along with the most pertinent provisions of the West Torrens Council Development Plan
consolidated 21 May 2020.

| have alsoc inspected the subject land and locality.

In my view, whilst being non-complying, the proposal is acceptable when balanced against all the
relevant provisions of the Development Plan, the adjoining and nearby land uses and the intent of the

relevant provisions of the zone.

This will be explored within the content of this report.

4.3 Development Plan Assessment

We have considered the most relevant provisions of the Industry Zone with respect to their infent as well

as the relevant General Section provisions.
As noted previously, the subject land is located within the Industry Zone.

Although the Indusfry Zone envisages a range of land uses, ‘consulting room’ is not expressly

envisaged.

Therefore, given the above non-complying trigger, the primary consideration for this proposal is the
potential impact on the Indusiry Zone's objectives, which seek a wide range of industrial, warehouse,

storage and fransport land uses.

The proposal is not captured by the Category 1 or 2 Public Notice criteria of the zone or Development

Regulations 2008, and therefore will require Category 3 notification.
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4.3.1 Summary of Relevant provisions

The proposal is required to be assessed against the Development Plan in effect at the time of
lodgement, currently being the West Torrens Council Development Plan Consolidated 21 May 2020. The

following Industry Zone and General Section provisions are most relevant to the proposal.
Lone Provisions

Industry Zone: Objective 1, Principles 1, 2, 10,11, 12

General Section Provisions

Advertisements: Objectives 1, 2, 3, Principles 1, 2,4, 5,6,7,8, 11, 14
Crime Prevention: Objective 1, Principles 3, 5, 4, 10

Desigh and Appearance: Objective 1, Principles 1,2, 3, 12, 13, 14, 15, 19
Infrastructure: Objective 3, Principles 1, 2

Interface between Land Uses: Objectives 1, 2, 3, Principles 1, 2, 5, 8
Landscaping, Fences and Walls: Objectives 1, 2, Principlesl, 2, 3, 4, 6
Natural Resources; Objectives 5, 6 Principles 1,2, 5,46,7,8,9,10, 11,12
Orderly and Sustainable Development: Objectives 1, 3, 4, Principles 1, 6

Transportation and Access: Objective 2, Principles 2, 5, 8, 14, 23, 24, 32, 34, 35, 36, 37, 38, 39, 40, 41, 42,
43

Waste: Objectives 1, 2, Principles 1, 2, 3, 4, 5, 6,

Whilst all of the above provisions are considered applicable to the proposal, a further and more
detailed assessment will be undertaken if the application is determined to have sufficient merit to

proceed with a further assessment in the Statement of Effect.
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4.3.2 Industry Zone - Land Use

Objective 1 of the Industry Zone anficipates a wide range of industrial, warehouse, storage and

transport land uses. While consulting room is not specifically envisaged in the zone, the site is located
opposite the Commercial Zone, which lists ‘consulting room’ as an envisaged land use. Furthermore,
there are several existing consulting rooms in the locality, along South Road and Sir Donald Bradman

Drive, which demonstrates that the proposal will not be out of place in this locality.

The scale of the proposed development on the subject land is in keeping with the existing land uses as
it proposes to utilise the existing warehouse / showroom building and locate the car parking fo the rear
and front of the site. Further, the proposal will utilise the existing access point to William Street ensuring

that vehicular movements are undertaken in the same manner as the previous land uses.
Minimal building work is to be undertaken to the main building other infernal works and signage.

The proposed change in use fo consulting room including associated car parking, landscaping, and
internal works to the existing building is considered to be of a nature and scale that it will not
detfrimentally impact on the amenity of adjoining and nearby development and is an appropriate form

of development in this instance.
4.3.3 General section - fransportation, access and parking

The relevant tfransportation and access objectives and principles promote development that provides

for the safe and efficient movement of all motorised and non-motorised transport modes.

The proposal is located on a secondary road, and nearby regular public fransport routes along Sir
Donald Bradman Drive and South Road to alleviate car parking numbers (especially for staff fravelling

to and from work).

The proposal will utilise the existing crossover point from William Street and the current access point
provides suitable site lines to ensure the safe vehicular access to the land. The access level from William

Street is to be af the existing footpath level fo maintain pedestrian safety.

Table WeTo/2 indicates that a rate of ten car parks per 100 square metres of gross leasable floor areais

required fo accommodate consulting rooms.

The application proposes 16 car parking spaces including one (1) disabled parking space for an area

of 524 square metres of proposed development).
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A traffic report has been provided by Cirga which indicates

Council's Development Plan identifies a rate of ten car parking spaces per 100 m? of total floor area for
consulting rooms (as well as medical centres and day surgeries). Such a rate is excessively conservative
and much higher than would redlistically be generated by consulting room uses (particularly veterinary

consulting which typically generates lower rates than general medical consulting).

In comparison, it is generally accepted that consulting rooms are more appropriately assessed on a
‘per rooms’ basis. For instance, the Aurecon “Parking Spaces for Urban Places” study recommended a
rate of four spaces per consulting room with a discount of up to 10% potentially applying based on
locdality and accessibility factors (this rate includes allowance for parking for the consultant, their
patients, support staff etc.). The full 10% discount would be applicable to the subject site. Therefore, a

rate of 3.6 spaces per consulting room would apply on the basis of the Aurecon study.

In redlity, it is anticipated that even lower demand rates would be associated with the site given it will
be for veterinary consulting and medical imaging. As noted above, both of these uses typically
generate lower demands than general medical consulting. For instance, arecent survey undertaken
by CIRQA of demands at a veterinary clinic in Gawler identified a peak demand of two spaces per
consulting room and a recent MFY survey of a medical imaging facility identified a rate of 2.5 spaces

per consulfing room.

Nevertheless, to provide a conservative assessment, the Aurecon rate of 3.6 spaces per consulting
room has been adopted for the assessment. Additionally, the following assessment allows for separate
allowance for the nursing and recepfionist staff which provides further conservatism (given that such
staff are included in the above parking rates). On this basis, the following conservative assessment has

been prepared:

¢ consultant rooms — two veterinary consultants at a rate of 3.6 spaces per consulting room (7.2

spaces). This includes allowance for the consultant and their patients/ clients;

* nursing staff — three nursing staff at a rate of one space per nurse (three spaces); and

* recepfion — one receptionist at a rate of one space per receptionist (one space]).

On the basis of the above, there would be a peak demand for 12 parking spaces (rounded up)
associated with the proposed uses. In reality, given the conservative nature associated with the
assessment, it is likely that typical demands would be below ten vehicles. Given 16 spaces are cumrently

provided on-site, the above demands would be easily accommodated.
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TRAFFIC IMPACT

Available traffic generation guidelines do not identify appropriate rates for application to the
assessment of veterinary rooms. However, in our experience, such facilifies typically generate in the
order of four to five peak trips per room. Adopting the higher rate of this range, there would be in the
order of ten peak hour trips generated by the veterinary services component of the proposal. Such a
fraffic generation also appears reasonable when considered against the proposed staffing numbers

with additional allowance for client movements.

The number of movements generated by the facility will therefore be very low. Furthermore, this does
not take info account the fraffic generation associated with the site’s previous use. Based on typical

traffic generation rates, it is likely that in the order of ten peak hour trips would have been generated
by the previous site uses. Accordingly, there will be negligible fraffic impact associated with the

proposal.

SUMMARY

It is proposed fo undertake a change-of-use from the existing warehouse, showroom and offices on the
subject site to a veterinary (consulting room) facility. The access and parking arrangements are

proposed fo remain as per the site’s current layout.

The level of parking provided would be below that identfified if assessed based on the Development
Plan rate. However, the Development Plan rate is excessively conservative and would not identify
readlistic demands associated with the proposed use. In comparison, a review of comparable rates for
parking demands associated with the subject uses indicates that (even assessed on a conservative
basis) there is more than adequate on-site parking to accommodate peak demands associated with

the proposal.

Assessment of the traffic impacts indicates that there will be negligible change in the peak hour traffic

volume generated by the proposal compared to the previous site uses.

It is therefore considered that the proposed change-of-use will result in acceptable traffic and parking

conditions within and adjacent the site.
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4.3.4 General section - Interface between land uses

The General Section - Interface between Land Uses seeks development that does not cause
unreasonable interference, particularly referencing the emission of effluent, odour, smoke, fumes, and
dust or other airborne pollutants, noise, hours of operafion and traffic impacts. Further the development
plan seeks development to be designed and sited to minimise negative impact on existing and
potential future land uses considered appropriate in the locality and be designed, constructed and

sited to minimise negative impacts of noise and to avoid unreasonable interference.

The consulting room will operate from 6am to ?pm Monday to Friday which will have an acceptable
impact on the adjoining residences during fimes when the residences are normally occupied
(evenings, mornings & weekends). During these routine operating hours, clients (pet owners) will be
able to book appointments. As the main car parking area is located towards the rear of the site, and
the crossover to the car parking area is located directly opposite a service frade premise, there will be

very few impacts from car light spill ontfo adjacent properties.

The potential for conflict with the adjacent residential properties on the opposite side of William Street is
unlikely as the crossover to the car parking area is staggered away from the residential properties.
Furthermore, the residential properties are located within a Commercial Zone and therefore it is

expected that a reduced level of amenity will be experienced for the residents.

Again, a further and more detailed assessment will be undertaken if the application is determined to

have sufficient merit fo proceed with a further assessment in the Statement of Effect.
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5.0 Conclusion

The application seeks the change in use from warehouse / showroom to Specidlist Vet (consulfing

rooms) with ancillary carparking at 19-21 William Street, Mile End South.

The proposal will have an acceptable impact on the amenity of the nearby residential through
appropriate hours of operation and will not adversely impact future development of the locality and/or
detrimentally impact upon any surrounding development. Should the application be considered
suitable for a further assessment and provision of a Statement of Effect, a more detailed analysis of the

impacts of the proposal will be provided to determine the developments suitability.

It is considered that the proposal is appropriate from a fransportation, access and parking perspective,
with a fraffic report demonstrating that adequate parking has been provided for this unique land use

and a more detailed assessment will be undertaken on the proposal at the next stage of assessment.

Further detailed plans including elevations of the built form and signage detdils will be provided at the

next stage of assessment.

After careful consideration of the proposed development and having regard to the relevant provisions
of the Development Plan, it is my opinion, that the application represents an appropriate form of
development in the context of the Industry Zone, the site’'s location adjacent the Commercial Zone, the
General Section provisions of the West Torrens Council Development Plan Consolidated 21 May 2020

and the unigue circumstances of the subject land and locality.

For all the reasons outlined in this statfement, we consider the proposed development fo satisfy the
pertinent Development Plan provisions fo warrant a further full and proper assessment of the proposal in

accordance with Regulation 17(3) (b) of the Development Regulations 2008.

We look forward to your support to proceed to assess this proposal. If you have any further questions

regarding this application or require addifional information, please contact me on 0499 933 311.
Yours Sincerely,

Mark Kwiatkowski MPIA CPP
Director + Urban and Regional Planner

Adelaide Planning & Development Solutions Pty Ltd - Town Planning Specialists - Planning Private
Cerlifiers
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Product

0 LAND Date/Time
gERVlCES Customer Reference
Order ID

Annexure A

Register Search (CT 5272/65)
02/12/2020 08:37AM

s811

20201202000739

WEAL FROPERTY ACT, 1HES

Somh Australin

The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5272 Folio 65
Parent Title(s) CT 4362/305
Creating Dealing(s) CONVERTED TITLE

Title Issued 07/06/1995 Edition 9 Edition Issued 24/09/2018

Estate Type

FEE SIMPLE

Registered Proprietor

T.H. BROWN FURNITURE PTY. LTD. (ACN: 007 518 08?6
OF OFFC 20 12-20 O'CONNELL STREET NORTH ADELAIDE SA 5006

Description of Land

ALLOTMENT 98 DEPOSITED PLAN 2602
IN THE AREA NAMED MILE END SOUTH
HUNDRED OF ADELAIDE

Easements
MIL

Schedule of Dealings

Dealing Number Description

11131904 MORTGAGE TO NATIONAL AUSTRALIA BANK LTD. (SINGLE COPY ONLY)
11131904A MORTGAGE TO NATIONAL AUSTRALIA BANK LTD. (SINGLE COPY ONLY)
Notations

Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes
PLAN FOR LEASE PURFOSES VIDE G368/2005

Administrative Interests NIL

Land Services SA

Copryrighl: www. ices. com, yright | Privacy: www. ices.com. awprivacy | Temms of Lse: waw.| services.com. au/sallis-lerms-ol-use

Page 1 of 2

10 August 2021

Page 44



Council Assessment Panel Item 6.1.1 - Attachment 2

LT LAND Product Register Search (CT 5272/65)
SERVICES Date/Time 02/12/2020 08:37TAM
SA Customer Reference 5811
Order ID 20201202000738

97
}_._
T 4572 .
. 98 n
w 4572 B
2
WILLIAM © D.P. 23087

0 10 20 30 40 Metres
| | |

Land Services SA Page 2of 2

Copyright: waww.| loes.com, pyright | Privacy: www.landservices.com,awprivacy | Terms of Use: www.landservices.com.aw'sallis-terms-of-use
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Preduct

LAND
SERVICES 2:::-:: Reference
SA Order ID

Register Search (CT 5272/66)
02/12/2020 08:38AM

5811

20201202000756

REAL FROFERTY ACT, 1888

The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

South  Australia
Certificate of Title - Volume 5272 Folio 66
Parent Title(s) CT 4321/463
Creating Dealing(s) CONVERTED TITLE
Title Issued 07/06/1995 Edition 10 Edition Issued 24/09/2018
Estate Type
FEE SIMPLE

Registered Proprietor

T.H. BROWN FURNITURE PTY. LTD. (ACN: 007 518 087)
OF OFFC 20 12-20 O'CONNELL STREET NORTH ADELAIDE SA 5006

Description of Land

ALLOTMENT 63 DEPOSITED PLAN 23087
IN THE AREA NAMED MILE END SOUTH
HUNDRED OF ADELAIDE

Easements
MIL

Schedule of Dealings

Dealing Number Description

11131904 MORTGAGE TO NATIONAL AUSTRALIA BANK LTD. (SINGLE COPY ONLY)
11131904A MORTGAGE TO NATIONAL AUSTRALIA BANK LTD. (SINGLE COPY ONLY)
Notations

Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes
PLAN FOR LEASE PURPOSES VIDE G368/2005

Administrative Interests NIL

Land Services SA Page 1of2
Copyright: waww. lces.com pyright | Privacy. www.land: com.awprivacy | Terms of Use: www.landservices.com.au'sallis-terms-of-use
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Product Register Search (CT 5272/66)
ISJE‘RNVD“:ES 2:::-:: Reference 2::9112!2020 S
SA Order ID 20201202000756
D.P 1944
b D.P. 2602
w
S 63
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-
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o
o
D.P. 1944
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| 1 1 | J
Land Services SA Page 2of2
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TOWN PLANNING SPECIALISTS
PLANNING PRIVATE CERTIFIERS

STATEMENT OF EFFECT

CHANGE IN USE FROM WAREHOUSE / SHOWROOM TO SPECIALIST
VETERINARY HOSPITAL WITH ANCILLARY CARPARKING

19-21 WILLIAM STREET, MILE END SOUTH

Prepared for Xander Bart Huizing

Report prepared by Adeladide Planning & Development Solutions PTY LTD
Contact Mark Kwiatkowski

Telephone 0499933311

Email mark@adelaideplanning.com.au
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STATEMENT OF EFFECT

Lead Consultant

In association with

XANDER BART HUIZING

ADELAIDE PLANNING AND DEVELOPMENT SOLUTIONS PTY LTD

CIRQA TRAFFIC CONSULTANTS

Document History and Status

Version Date Author

V1.0 January 2021 Mark Kwiatkowski, APDS
V20 22 February 2021 Mark Kwiatkowski, APDS
V3.0 28 February 2021 Mark Kwiatkowski, APDS
V4.0 20 May 2021 Mark Kwiatkowski, APDS

© APDS PTY LTD

All rights reserved; these materials are copyright. No part may be reproduced or copied in any way,

form or by any means without prior permission.

This report has been prepared for APDS’ client. APDS and ifs associated consultants are not liable to
any person or entity for any damage or loss that has occurred, or may occur, in relation to that person
or entity faking or not taking action in respect of any representation, statement, opinion or advice

referred to herein.

APDS — www.adelaideplanning.com.aqu
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1.0 Application Overview

Applicant

Xander Bart Huizing

Site Address

19-21 William Street, Mile End South

Description of land

CTs Volume 5272 Folio 65 and Volume 5272 Folio 66

Site area

Approximately 1725 square metres (combined)

Development Plan

West Torrens Council Development Plan Consolidated 21 May

2020
Zone Industry Zone
Policy Area No Policy Area applies
Maps WeTo/?

Existing Land Use

Warehouse and showroom

Development proposal

Change in use from warehouse / showrocom to Specialist

Veterinary Hospital with ancillary carparking.

Public notification Category 3
Referrals NA
Relevant Authority West Torrens Council

Primary Contact

Mark Kwiatkowski

Mark@adeldideplanning.com.ay

0499933311
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2.0 Introduction

This Statement of Effect has been prepared by Adelaide Planning and Development Solutions (APDS)

on behalf of Xander Bart Huizing.

Pursuant to Maps WeTo/? of the West Torrens Council Development Plan consolidated 21 May 2020, the

subject land is located within the Industry Zone.
The procedural matters table of the Industry Zone states:

Development (including combinations thereof, or more than one of a particular kind, alterations,
extensions and/or additions fo existing buildings or structures, building work, a change in the use of

land, or division of an allotment) for the following is non-complying: Consulting room
The proposed consulting room is therefore is a hon-complying form of development.

This Statement of Effect has been prepared in accordance with Section 39(2) (d) of the Development

Act 1993, and Regulation 17(5) of the Development Reguiations 2008. This statement includes:
(a) a description of the natfure of the development and the nature of its locdlity; and

(b) a statement as to the provisions of the Development Plan which are relevant to the assessment of

the proposed development; and

(c) an assessment of the extent to which the proposed development complies with the provisions of the

Development Plan; and

(d) an assessment of the expected social, economic and environmental effects of the development on

its locality; and

(e) any other information specified by the relevant authority when it resolves fo proceed with an
assessment of the application (being information which the relevant authority reasonably requires in

the circumstances of the particular case).

(f) and may include such other information or material as the applicant thinks fit.

In preparing this Statement of Effect, | confirm that | have reviewed the proposal plans by Therian, the
accommodation schedule provided by Perfect Practice, the Traffic Report provided by Cirqa along
with the most pertinent provisions of the West Torrens Council Development Plan Consolidated 21 May

2020. | have adlso inspected the subject land and locality.
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3.0 Subject Land and Locality

3.1 SubjectLand

Figure 1 Subject site identified in yellow

The subject land is an iregular shaped allotment located af 19-21 William Street, Mile End South and

has a site area of approximately 1794 square metres with a frontage to William Street of 30 meftres.

The site is bound by William Street to the west, James Congdon Drive to the east and industrial
properties to the north and south. The City of West Torren’s Development Plan identifies that the site is

located within the Mile End South Industry Zone.

The site is currently occupied by a building containing 724 m? of warehouse floor area, 164 m? of
showroom floor area and 84 m? of office floor area. Access to the site is provided via a single two-way
access point on William Street. No direct access is provided to James Congdon Drive. A fotal of 16

parking spaces are currently provided within the site.

The approved use for the subject land is a warehouse with showroom, however, the site is currently

vacant,

Figure 2 Street view of the subject site
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There are two areas of car parking toward the front and rear of the building, with the rear car parking
area most recently used for stforage and a service area. The site has a post and rail front fence with
security gates with an area of landscaping behind the fence, adjacent fo the front car parking area.
Vehicular access is provided to William Street via a double width crossover and a two-way driveway

on-site.
The site has a level topography and does not contain any regulated or native vegetation.

The subject land has connection to all services (power, water, gas, electricity, telephone).

3.2 Locdlity

Figure 3 Locality Plan

The locality contains a mixture of uses including offices, light industry / small-scale manufacturing, bulky

goods outlets and some residential dwellings in poor condition.

The adjacent site to the south is currently vacant and being used for overflow parking for the motor
home rental and sales business opposite. Several other sites further to the south are also vacant and

devoid of any buildings or land uses.
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The sites opposite the subject site are located within the Commercial Zone and contain several small,
post war dwellings interspersed with commercial and light industrial uses within buildings of a much
larger floor plate than the dwellings. It is anticipated that over time these older dwellings will be

replaced with office / commercial / industrial buildings as the demand increases.

The wider locality to the east contains large footprint bulky goods outlets within the Mile End

Homemaker Centre and Bunnings hardware outlet on the site to the north east.

The site is located within a ‘triangle’ of arterial roads, with James Congdon Drive to the east intersecting
with Sir Donald Bradman Drive to the north and South Road to the west. The arterial road network

confributes fo a reduced amenity for uses within this triangle due to traffic pollution and noise.

The wider locality surrounding the subject site is zoned Commercial and Bulky Goods, with only a small

portion of the locality left in the centre for indusirial uses.

Figure 4 Zoning in the locality

The amenity level of the locality is generally considered to be poor principally due to the existing
development within the Industry Zone, the poor quality of the houses in the street, the increased traffic
volumes from the bulky goods outlets to the east and the surrounding arterial rocad network as discussed

previously.
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4.0 Planning Assessment

4.1 Nature of Development

The application seeks the change in use from warehouse / showroom to Specialist Veterinary Hospital

with ancillary carparking at 19-21 William Street, Mile End South.

It is proposed to underfake a change-of-use for the site fo accommodate a veterinary hospital facility.
Specifically, the facility will provide emergency veterinary services including veterinary imaging facilities
(which requires greater area than typical veterinary clinics). A number of infernal rooms will be
consfructed within the existing building to accommodate consulting rooms, imaging rooms (MRI, CT
Scan Xray), treatment and surgery rooms, administration offices, reception area and additional back-

of-house/ amenity areas.

The surgery, imaging and freatment rooms will operate in an ancillary nafure fo the consulfing rooms
(i.e., a veterinarian associated with one of the consulting rooms will, at fimes, utilise the surgery, imaging

and treatments rooms rather than additional on-site practitioners).
More specifically, the proposal includes:

e A medical imaging specialist facility for animals

e The facility will be a referral centre with clients and their pets being required to be refemred from
other veterinarians.

o Seven full time staff (three veterinary specidlists; three nurses and one receptionist). The receptionist
will work mainly in the front office, with an additional back-office desk fo make dedicated phone

calls ete. For the vast majority of the time, the facility will have only two consulting specialists.

However, as provision has been made for a third specialist which allows for a third consult room into
the design as required.

e The three nurses will work mainly in the back office (clinical area) and will need a computer
workstafion each fo write up the charts, update owners, write records, dispense medication and
do other admin. The three vets will each have a computer workstation, one in the treatment area
and one in the radiology conftrol room.

o The existing upstairs office area will not be used.

o Hours of operation from 6 am to 9 pm Monday to Friday. During these routine operating hours,
clients (pet owners) will be able to boock appointments.

* Some outside of usual hours ‘emergency’ medical imaging as needed (approximately one

appointment per week). Emergency appointments will be booked through a dedicated phone
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number (on call phone) which will be carried by the vet. If the patient needs immediate attention,
the vet will then travel to the clinic to meet the owners for a consult. If necessary, overnight care for
the in-patients will be provided for. There is no limit to the times/days these emergencies will be
accepted.

* Internal alterations to the existing building fo create 801 square metres of useable space including:

o 161 square metres for ‘Public’ activity space including waifing area and circulation

o 265 square metres for Staff activity space comprising storage, amenifies offices and
kitchen,

o @375 square metre ‘Medical’ activity space including freatment areq, lab, pharmacy, MRI
and CT scan rooms, surgery and procedure rooms and Xrdy room.

o  Provision for additional dog runs and recovery, adjacent to the internal medicine room.
This would only be utilised if the existing number of dog runs proves insufficient. It is not
anticipated fo fit out this space but wanted to include a provision for this during the
development application.

o The upper storey will not be used and a further area on the ground floor will not be used.

e Provision for additional dog runs and recovery, adjacent fo the internal medicine rcom. This would
only be utilised if the existing number of dog runs proves insufficient. It is not anticipated fo fit out
this space but wanfed to include a provision for this during the development application

o Subject to business performance, is focussed on the additional service offering of MRI. We have
included a provision space for MRl in the floorplan. The MRI will be operated by the existing
veterinary specialist and staff.

s Seadled car parking for 15 vehicles including a dedicated disabled space with access via a two-
way access point to / from William Street. The existing access arangements are proposed to be
retained; however, the parking areas will be upgraded to conform with current Australian
Standards (significantly improving accessibility to/from spaces). Specifically, as shown on the
attached plan, the parking areas will comply with the requirements of Australian/New Zealand
Standard, Parking Facilities Part 1: Off-street car parking (AS/NZS 2890.1:2004) and Australian/New
Zealand Standard, Parking Facilities Part 4: Off-street parking for people with disabilities (AS/NZS
2890.6:2009)

¢ Ancillary landscaping to the exterior of the site and within the parking areas with other trees and
shrubs.

s Sighage
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S,

Details about Specialist Veterinary Clinic

In human medicine it is considered best practice for a GP to refer a patient to a specidalist for diagnosis
and freatment of complex medical issues. Patients then access the advanced expertise they need for
a specific health problem whilst continuing to rely on their GP for the ongoing management of general

health concermns, wellbeing and preventive care.

Veterinary referral hospitals work in a similar fashion. A veterinary specialist has undergone extensive
advanced supervised fraining, culminating in the passing of a rigorous set of examinations, usually
involving at least four years of study and peer assessment in addition fo the six years it fakes to become
a vet. The proposal includes a specialist veterinary hospital that will provide referral veterinary
medicine, surgery and diagnostic imaging for the pets of Adelaide. GP vets are relied upon fo refer

patients (animals) who present with more complex and specific health concerns.

Emergency appointments.

Most, if not all, of the appointments will be undertaken during our routine operating hours. However,
animals do not always adhere to the clock and get ill at all fimes of the day. As such, it is anticipated
that approximately one emergency appointment per week outside our routine operating hours will be

needed.

Emergency appointments will be booked through a dedicated phone number (on call phone) which
will be carried by the vet. If the patient needs immediate attention, the vet will then fravel fo the clinic

to meet the owners for a consult. If necessary, overnight care for the in-patients will be provided for.

There is currently no plan to have someone onsite overnight, nor is there a limit to the times/days these

emergencies will be accepted.

4.2 Kind of Development

Pursuant fo Maps WeTo/9 of the West Torrens Council Development Plan consolidated 21 May 2020, the

subject land is located within the Industry Zone.

Within the Industry Zone, Consulting Rooms are deemed non-complying development.

This statement constitutes a Statement of Effect as required by Regulation 17(5) of the Development

Regulations 2008 for a non-complying form of development.
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In preparing this Statement of Effect, | can confirm that | have reviewed the proposal plans prepared
by Real Serve along with the most pertinent provisions of the West Torrens Council Development Plan

consolidated 21 May 2020.
| have also inspected the subject land and locality.

In my view, whilst being non-complying, the proposal is acceptable when balanced against all the
relevant provisions of the Development Plan, the adjcining and nearby land uses and the intent of the

relevant provisions of the zone.

This will be explored within the content of this report.
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4.3 Development Plan Assessment

We have considered the most relevant provisions of the Industry Zone with respect to their intent as well

as the relevant General Section provisions.
As noted previously, the subject land is located within the Industry Zone.

Although the Industry Zone envisages a range of land uses, ‘consulfing room’ is not expressly

envisaged.

Therefore, given the above non-complying trigger, the primary consideration for this proposal is the
potential impact on the Industry Zone's objectives, which seek a wide range of industrial, warehouse,

storage and transport land uses.

The proposal is not captured by the Category 1 or 2 Public Notice criteria of the zone or Development

Regulations 2008, and therefore will require Category 3 nofification.
4.3.1 Summary of Relevant provisions

The proposal is required fo be assessed against the Development Plan in effect at the time of
lodgement, currently being the West Torrens Council Development Plan Consclidated 21 May 2020. The

following Industry Zone and General Section provisions are most relevant to the proposal.
Zone Provisions

Industry Zone: Objective 1, Principles 1, 2, 10, 11, 12

General Section Provisions

Advertisements: Objectives 1, 2, 3, Principles 1, 2,4, 5,6,7,8, 11, 14

Crime Prevention: Objective 1, Principles 3, 5, 4, 10

Design and Appearance: Objective 1, Principles 1,2, 3, 12,13, 14, 15, 19

Infrastructure: Objective 3, Principles 1, 2

Interface between Land Uses: Objectives 1, 2, 3, Principles 1, 2, 5, 8

Landscaping, Fences and Walls: Objectives 1, 2, Principlesl, 2, 3, 4, 6
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Natural Resources: Objectives 5, 6 Principles 1,2, 5,6,7,8,9,10, 11,12
Orderly and Sustainable Development: Objectives 1, 3, 4, Principles 1, 6

Transportation and Access: Objective 2, Principles 2, 5, 8, 14, 23, 24, 32, 34, 35, 36, 37, 38, 39, 40, 41, 42,
43

Waste: Objectives 1, 2, Principles 1, 2, 3, 4, 5, 6,

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au

10 August 2021 Page 60



Council Assessment Panel Item 6.1.1 - Attachment 3

4.3.2 Industry Zone - Land Use

Objective 1 A zone primarily accommodating a wide range of industrial, warehouse, storage and

transport land uses.

Principle of Development Control 1 The following forms of development are envisaged in the zone:

= industry except special industry

= office

= petrol filling station

* public service depot

» service frade premises

» shop of 250 square metres or less in gross leasable area
= store

= road transport terminal

* warehouse.
Principle of Development Conftrol 2 Development listed as non-complying is generally inappropriate.
Principle of Development Confrol 10 A minimum of 10 percent of the site should be landscaped.

Principle of Development Control 11 A landscaped buffer strip of at least 3 metres in width should be
provided along all road frontages and along at least one side boundary, except where the
development is adjacent to the boundary of a residential zone, in which case, an intensively
landscaped area of at least 3 metres should be provided between the non-residential development
and the boundary of the residential zone, with such area containing trees which have the capacity to

grow to a height which screens development as viewed from the residential zone.

Principle of Development Confrol 12 Advertisements and advertising hoardings should not include any

of the following:

(a] flashing or animated signs
(b) bunting, streamers, flags, or wind vanes
(c) roof-mounted advertisesments projected above the roof line

(d) parapet mounted advertisements projecting above the top of the parapet.
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Objective 1 and Principle of Development Control 1 of the Industry Zone anficipates a wide range of
industrial, warehouse, storage and fransport land uses. While consulting room is not specifically
envisaged in the zone, the site is located opposite the Commercial Zone, which lists ‘consulting room’
as an envisaged land use. Furthermore, there are several existing consulfing rooms in the locality, along
South Road and Sir Donald Bradman Drive, which demonstrates that the proposal will not be out of

place in this locality.

The scale of the proposed development on the subject land is in keeping with the existing land uses as
it proposes to uftilise the existing warehouse / showroom building and locate the car parking to the rear
and front of the site. Further, the proposal will utilise the existing access point to William Street ensuring

that vehicular movements are undertaken in the same manner as the previous land uses.

Minimal building work is to be undertaken to the main building and includes mainly internal works and

signage.

The existing generous garden beds located along the front and southern (front) side of the property
boundary are proposed to be planted with a mixture of shrubs as delineated on the site plan. The width
of the southern garden bed is approximately three metres which enables substantial panting in front of
the building to screen and soffen the appearance. Addifional large friangular garden beds are
provided adjacent the car parking area toward the rear of the site which will be planted with a mix of
trees and shrubs to provide shading and improve the visual amenity of the car parking area. Additional
landscaping will provide an enhanced appearance on the site. As such, the proposal is considered to

safisfy Principles of Development Confrol 10 and 11 regarding the provision of landscaping.

A new sign is being proposed on the front of the building in the same location and approximately the
same size as the previous sigh, which advertised the former tenancy. No additional signage is being

proposed aft this stage.

The proposed change in use to consulting room including associated car parking, landscaping, and
infernal works to the existing building is considered to be of a nature and scale that it will not
detrimentally impact on the amenity of adjoining and nearby development and is an appropriate form

of development in this instance.
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P0S

E CERTIF

4.3.3 General section — Advertisements

The following Objectives and Principles of Development Control relate to the proposed signage on the

site.

Objective 1 Urban and rural landscapes that are not disfigured by advertisements and/or advertising

hoardings.

Objective 2 Advertisements and/or advertising hoardings that do not create a hazard.

Objective 3 Advertisements and/or advertising hoardings designed to enhance the appearance of the

building and locdlity.

Principle of Development Control 1 The location, siting, desigh, materials, size, and shape of

advertisements and/or advertising hoardings should be:

(a) consistent with the predominant character of the urban or rural landscape
(b) in harmony with any buildings or sites of historic significance or heritage value in the area
(c) co-ordinated with and complement the archifectural form and design of the building they are to

be located on.

Principle of Development Control 2 The number of advertisesments and/or advertising hoardings

associated with a development should be minimised fo avoid:

(a) clutter
(b) disorder
(c) untidiness of buildings and their surrounds

(d) driver disfraction.

Principle of Development Control 4 The content of advertisements should be limited to information

relating to the legitimate use of the associated land.

Principle of Development Control 5 Advertisements and/or advertising hoardings should:

(a) be completely contained within the boundaries of the subject allotment
(b) be sited to avoid damage to, or pruning or lopping of, on-site landscaping or street trees

(c) not obscure views to vistas or objects of high amenity value.

Principle of Development Control 6 Advertisements and/or advertising hoardings should not be erected
on:
ABN 55910297825

Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au

10 August 2021 Page 63



Council Assessment Panel Item 6.1.1 - Attachment 3

(a) a public footpath or veranda post

(b) a road, median strip or traffic island

(c) a vehicle adapted and exhibited primarily as an advertisement
(d) residential land.

Principle of Development Control 7 Advertisements and/or advertising hoardings attached to buildings

should not be sited on the roof or higher than the walls of a building.

Principle of Development Control 8 The total advertisement area on the fascias, parapets, gable ends,

windows and other surfaces of buildings should not exceed:

(a) 20 per cent of the sides of the building
(b) in relation to the front wall of a building, 20 per cent of the area above 3.7 metres or above a

canopy.

Principle of Development Control 11 Advertisements should convey the owner/occupier and/or
generic type of business, merchandise or services using simple, clear and concise language, symbols,

print style and layout and a small number of colours.

Safety

Principle of Development Control 14 Advertisements and/or advertising hoardings should not create a

hazard by:

(a) being so highly illuminated as fo cause discomfort to an approaching driver, or to create difficulty in
the driver's perception of the road or persons or cbjects on the road

(b) being liable to interpretation by drivers as an official traffic sign, or convey to drivers information that
might be confused with instructions given by traffic signals or other control devices, or impair the
conspicuous nature of traffic signs or signals

(c) distracting drivers from the primary driving task at a location especially where the demands on
driver concentration are high

(d) obscuring a driver's view of other road or rail vehicles at/or approaching level crossings, or of
pedestrians or of features of the road that are potentially hazardous (e.g., junctions, bends, changes in

width, fraffic control devices).
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The proposed signage will be located on the front of the existing building, in the same location as the
previous sighage, and has been desighed to complement the architectural form of the building to
which it relates and the character of other buildings / signage the area. It is proposed fo be contained
completely within the site, erected on the front of the building, below the parapet and covers less than

20 per cent of the front of the building.

The sign advertises the uses proposed fo be undertaken on the site and does not contain any third-

party advertising.

The signage is not proposed to be illuminated and will not cause a distraction to drivers on nearby

roads.

One sign is being proposed so that the visual appearance of the building and site is not cluttered by
advertisements. The signage will not move or flash and generally complies with the relevant objectives

and principles relating to advertisements.
4.3.4 General section - Crime prevention

The following Objectives and Principles of Development Confrol relate to how the proposal addresses

crime prevention.

Objective 1 A safe, secure, crime resistant environment where land uses are integrated and designed

to facilitate community surveillance.

Principle of Development Control 3 Development should provide a robust environment that is resistant

to vandalism and graffiti.

Principle of Development Control 5 Development, including car park facilities should incorporate

sighage and lighting that indicate the enfrances and pathways to, from and within sites.

Principle of Development Control 6 Landscaping should be used to assist in discouraging crime by:

(a] screen planting areas susceptible fo vandalism
(b) planting trees or ground covers, rather than shrubs, alongside foofpaths
(c] planting vegetation other than ground covers a minimum distance of two metres from footpaths to

reduce concealment cpportunities.
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Principle of Development Control 10 Development should avoid pedestrian enfrapment spots and
movement predictors (e.g., routes or paths that are predictable or unchangeable and offer no choice

to pedestrians).

With regard to the above Objective and Principles of Development Control, the proposal seeks the
change in use to consulting rooms within an existing (former) warehouse / showroom building which will
allow casual surveillance from staff and visitors to the site. The location of existing building, proposed
parking areas and glass frontage to the waiting room area at the front of the building allows for clear

sightlines fo the car parking area and to the street.

The cumrent building presents a robust environment that is resistant to vandalism and graffiti and will
withstand normal use. The existing front fence and gate are proposed to be retained to minimise
opportunities for vandalism and graffiti fo the existing building. In any event, should the building be

vandalised, this would be immediately removed from the site by the fenant.

The car park at the rear of the site is proposed to be illuminated by a spotlight af the rear of the
building and the front car park will be lit by the light spill from the waiting area during operating hours.
Any additional lighting will be in keeping with the relevant Australian Standards relating to the AS 4282-
1997 - Control of the obfrusive effects of outdoor lighting.

The proposal has been designed with CPTED principles embedded into the design. The design of the
proposal provides a development with large windows o the primary facade of the existing building

which allows for clear sightlines fo the front of the site allowing for casual surveillance.

The entrance to the consulting rooms is easily idenfifiable from the carparking area to maximise
opportunities for observing people entering or exiting the site and have been designed to allow
optimum natural surveillance of the enfrance and surrounds. Further, the operating hours associated
with the consulting room use on the site will ensure casual / informal surveillance of the area during

weekdays and info the early evening.

It is considered the current design of the proposal therefore satisfies the intent of the above Objective

and Principles of Development Control relating to crime prevention.
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iis

4.3.5 General section - Designh and appearance

The following Objectives and Principles of Development Confrol relate fo the design and appearance

aspects of the proposal.

Objective 1 Development of a high design standard and appearance that responds to and reinforces

positive aspects of the local environment and built form.

The proposal satisfies the above Objectives relating fo design and appearance in that it utilises the
existing a well-designed building on a large site which provides a high standard of design and

complements the predominant built form in the immediate and wider locality.

Principle of Development Contro!l 1 Buildings should reflect the desired character of the locality while

incorporating contemporary designs that have regard to the following:

(a) building height, mass and proportion

(b) external materials, patterns, colours and decorative elements
(c) roof form and pitch

(d) fagcade articulation and detailing

(e) verandas, eaves, parapets and window screens.

Principle of Development Control 2 The external walls and roofs of buildings should not incorporate

highly reflective materials which will result in glare to neighbouring properties or drivers.

Principle of Development Control 3 Where a building is sited on or close to a side boundary, the side

boundary waill should be sited and limited in length and height to minimise:

(a) the visual impact of the building as viewed from adjoining properties

(b) overshadowing of adjoining properties and allow adequate sun light to neighbouring buildings.

Principle of Development Control 12 Buildings {other than ancillary buildings, group dwellings or
buildings on alletments with a battle axe configuration) should be designed so that the main facade

faces the primary street frontage of the land on which they are situated.

Principle of Development Contro! 13 Buildings, landscaping, paving and signage should have a co-

ordinated appearance that maintains and enhances the visual atiractiveness of the locality.

Principle of Development Control 14 Buildings should be designed and sited to avoid exfensive areas of

uninterrupted walling facing areas exposed to public view.
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Principle of Development Control 15 Building design should emphasise pedesirian enfry points to

provide perceptible and direct access from public sfreet frontages and vehicle parking areas.

Principle of Development Conftrol 19 Outdoor storage, loading and service areas should be:

(a) screened from public view by a combination of built form, solid fencing and/or landscaping
(b) conveniently located and designed to enable the manoeuvring of service and delivery vehicles

(c) sited away from sensitive land uses.

The proposed use will not visually impact on the local environment and the existing building sits
comfortably within the streetscape with appropriate siting and landscaping in keeping with the intent
of the zone. The proposal utilises a building that has high standard of design and appearance which

maintains and reflects the positive aspects of the local environment and built form.

The proposed alterations and additions to the existing building are primarily internal and will not alter

the appearance of the existing building to the sireet, other than new paint finishes and new signage.

The site layout, parking areas and access paths have been designed to allow for access through the
site for pedestfrians and vehicles whilst being functional. The design of the site has focused on creating
a safe, well-designed pedestrian environment and a functional space for vehicle movements. When
viewed from surrounding properties, the proposed alterations will not be visible (af they are contained
within the existing building) resulting in a development which will not be out of scale or character with

the existing buildings in the immediate locality.

All waste will be stored in dedicated bins located at the rear of the property in a servicing and waste
area and will be collected by a commercial waste and recycling collection company. Medical waste
will either be stored at the rear of the property or within the rear part of the building and will be
regularly collected by external waste contractors. The management of waste is explained in more

detail in the '‘General section - Waste' part of this Statement of Effect.
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4.3.6 General section - Infrastructure

The following Objectives and Principles of Development Conftrol relate to the use of infrastructure.

Objective 3 The efficient and cost-effective use of existing infrastructure.

Principle of Development Control 1 Development should only occur where it has access fo adequate

utilities and services, including:

(a) electricity supply

(b) water supply

(c) drainage and stormwater systems

(d) garbage disposal and recycling collection
(e) effluent disposal systems

(f] formed all-weather public roads

(g) telecommunications services

(h) gas services.

Principle of Development Control 2 Development should incorporate any relevant and appropriate

social infrasfructure, community services and facilifies.

The subject land has connection to all relevant services (power, water, electricity, phone) and will utilise
the existing infrastructure which is connected fo the subject land and existing building. Further, the

stormwater system associated with the existing building will ensure appropriate drainage of the land.

4.3.7 General section - Intefface between land uses

The following Objectives and Principles of Development Confrol relate to the intferfaces between

adjacent land uses.

Objective | Development located and designed to minimise adverse impact and conflict between

land uses.

Objective 2 Protect community health and amenity from adverse impacts of development.

Objective 3 Protect desired land uses from the encroachment of incompatible development.

Principle of Development Control 1 Development should not detrimentally affect the amenity of the

locdlity or cause unreasonable interference through any of the following:
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(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants
(b) hoise

(c) vibration

(d) electrical interference

(e) light spill

(f) glare

(g) hours of operation

(h) traffic impacts.

Principle of Development Control 2 Development should be sited and designed to minimise negative

impacts on existing and potential future iand uses desired in the locality.

Principle of Development Control 5 Sensitive uses likely to conflict with the continuation of lawfully
existing developments and land uses desired for the zone should be designed to minimise negative

impacts.

Principle of Development Control 8 Development that emits noise (other than music noise) should
include noise attenuation measures that achieve the relevant Environment Protection (Noise) Policy

criteria when assessed at the nearest existing noise sensitive premises.

The General Section - Interface between Land Uses seeks development that does not cause
unreasonable interference, parficularly referencing the emission of effluent, odour, smoke, fumes, and
dust or other airborne pollutants, noise, hours of operation and traffic impacts. Further the development
plan seeks development to be designed and sited to minimise nhegative impact on existing and
potenftial future land uses considered appropriate in the locality and be designed, constructed and

sited to minimise negative impacts of noise and to avoid unreascnable interference.

The proposed consulfing room will operate from 6am to pm Monday to Friday which will have an
acceptable impact on the adjoining residences during times when the residences are normally
occupied (evenings, mornings & weekends). During these routine operating hours, clients (pet owners)
will be able to book appointments. As the main car parking area is located towards the rear of the site,
and the crossover fo the car parking area is located directly opposite a service frade premise, there will

be very few impacts from car light spill onto adjacent properties.

The potential for conflict with the adjacent residential properfies on the opposite side of William Street is
unlikely as the crossover fo the car parking area is staggered away from the residential properties.

Furthermore, the residential properties are located within a Commercial Zone and therefore it is
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expected that a reduced level of amenity will be experienced for the residents and the land use on

these sites may change as the demand for commercial land increases.
4.3.8 General section - Landscaping, fences and walls

The following Objectives and Principles of Development Conftrol relate to the landscaping, fences and

walls aspects of the proposal.

Objective 1 The amenity of land and development enhanced with appropriate planting and other

landscaping works, using locally indigenous plant species where possible.
Objective 2 Functional fences and walls that enhance the attractiveness of development.

Principle of Development Control | Development should incorporate open space and landscaping

and minimise hard paved surfaces in order to:

(a) complement built form and reduce the visual impact of larger buildings (e.g., taller and broader
plantings against taller and bulkier building components)

(b) enhance the appearance of recad frontages

(c) screen service yards, loading areas and outdoor storage areas
(d) minimise maintenance and watering requirements

(e) enhance and define outdoor spaces, including car parking areas
(f) maximise shade and shelter

(g) assist in climate control within and around buildings

(h) minimise heat absorption and reflection

(i) maintain privacy

(j) maximise stormwater reuse

(k) complement existing vegetation, including native vegetation

(l) contribute to the viability of ecosystems and species

(m) promote water and biodiversity conservation.

Principle of Development Control 2 Landscaping should:

(a) include the planting of drought tolerant species, including locally indigenous species where
appropriate
(b) be criented towards the street frontage

(c) result in the appropriate clearance from powerlines and other infrastructure being maintained.
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Principle of Development Control 3 Landscaping should not:

(a) unreasonably restfrict solar access to adjoining development

(b) cause damage to buildings, paths and other landscaping from root invasion, scil disturbance or
plant overcrowding

(c) infroduce pest plants

(d) increase the risk of bushfire

(e) remove opportunities for passive surveillance

(f) increase leaf fall in watercourses

(g) increase the risk of weed invasion

(h) obscure driver sight lines

(i) create a hazard for train or fram drivers by obscuring sight lines at crossovers.

Principle of Development Control 4 A minimum of 10 per cent of a development site should be
landscaped. The development site refers to the land which incorporates a development and all the
features and facilities associated with that development, such as outbuildings, driveways, parking
areas, landscaped areas, service yards and fences. Where a humber of buildings or dwellings have
shared use of such features and facilities, the development site incorporates all such buildings or

dwellings and their shared features and facilities.

Principle of Development Control 6 Fences and walls, including retaining walls, should:

(a) not result in damage fo neighbouring frees

(b) be compatible with the associated development and with existing predominant, atfractive fences
and walls in the locality

(c) enable some visibility of buildings from and to the streetf to enhance safety and allow casual
surveillance

(d) incorporate articulation or other detailing where there is a large expanse of wall facing the street
(e) assist in highlighting building entrances

(f) be sited and limited in height, fo ensure adequate sight lines for motorists and pedestrians especially
on corner sites

(g) in the case of side and rear boundaries, be of sufficient height to maintain privacy and/or security
without adversely affecting the visual amenity or access to sunlight of adjoining land

(h) be constructed of non-flammable materials.
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The proposal does not include the removal of any existing vegetation on the subject land. Furthermore,
the proposed development willinclude additional planting of shrubs and trees along the existing front
landscaping bays and to the rear of the carparking area which will increase and improve the

landscaping on the subject land as shown on the landscaping plan.

T R 1

The existing fencing sounding the property is proposed to be retained as part of the proposal. This will

assist in reducing opportunities for crime and maintain the existing appearance and character of the

locality when viewed from adjoining properties and the sireet.

It is considered that the proposal has been designed to satisfy the relevant provisions of the

Development Plan as they relate to landscaping, fences and walls.

4.3.9 General section - Natural resources

The following Objectives and Principles of Development Control relate to the impacts of the proposal

on natural resources.

Objective 5 Development consistent with the principles of water sensitive design.

Objective 6 Development sited and designed to:

(a) protect hatural ecological systems
(b) achieve the sustainable use of water
(c) protect water quality, including receiving waters

(d) reduce runoff and peak flows and prevent the risk of downstream flooding
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(e) minimise demand on reticulated water supplies
(f) maximise the harvest and use of stormwater

(g) protect stormwater from poliution sources.

Principle of Development Control 1 Development should be undertaken with minimum impact on the
natural environment, including air and water quality, land, soil, biodiversity, and scenically attractive

areas.

Principle of Development Control 2 Development should ensure that South Australia’s natural assets,

such as biodiversity, water and soil, are protected and enhanced.

Principle of Development Control 5 Development should be designed to maximise conservation,

minimise consumption and encourage reuse of water resources.

Principle of Development Control 6 Development should not take place if it results in unsustainable use

of surface or underground water resources.

Principle of Development Control 7 Development should be sited and designed to:

(a) capture and re-use stormwater, where practical
(b) minimise surface water runoff
(c) prevent soil erosion and water pollution
(d) protect and enhance natural water flows
(e) protect water quality by providing adequate separation distances from watercourses and other
water bodies
(f) not confribute to an increase in salinity levels
(g) avoid the water logging of soil or the release of toxic elements (h) maintain natural hydrological
systems and not adversely affect:
(i) the gquantity and quality of groundwater (ii) the depth and directional flow of groundwater

(iii) the quality and function of natural springs.

Principle of Development Control 8 Water discharged from a development site should:

(a) be of a physical, chemical and biclogical condition equivalent to or better than its pre-developed
state

(b) not exceed the rate of discharge from the site as it existed in pre-development conditions.
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Principle of Development Control 9 Development should have adequate provision to control any
stormwater over-flow runoff from the site and should be sited and desighed to improve the quality of

stormwater and minimise pollutant fransfer to receiving waters.

Principle of Development Control 10 Development should include sformwater management systems to
mitigate peak flows and manage the rate and duration of stormwater discharges from the site to

ensure the carrying capacities of downsfream systems are not overloaded.

Principle of Development Control 11 Development should include stormwater management systems to
minimise the discharge of sediment, suspended solids, organic matter, nutrients, bacteria, litter and

other contaminants to the stormwater system.

Principle of Development Control 12 Stormwater management systems should preserve natural

drainage systems, including the associated environmental flows.

The proposal will not increase the amount of hard / paved surfaces on the site and will not alter the
existing stormwater management system currently in use on the site, which directs the water foward the

street stormwater network.

As such, it is considered that the proposal satisfies the cbjectives and principles of development control

relating to natural resources.
4.3.10 General section - Orderly and sustainable development

The following Objectives and Principles of Development Confrol relate fo orderly and sustainable

development.

Objective 1 Orderly and economical development that creates a safe, convenient and pleasant

environment in which to live.
Objective 3 Development that does not jeopardise the confinuance of adjoining authorised land uses.

Objective 4 Development that does not prejudice the achievement of the provisions of the

Development Plan.

Principle of Development Control 1 Development should not prejudice the development of a zone for

its intended purpose.

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
e: mark@adelaideplanning.com.au | ph: 0499933311 | w: www.adelaideplanning.com.au

10 August 2021 Page 75



Council Assessment Panel Item 6.1.1 - Attachment 3

Principle of Development Control 6 Where development is expected to impact upon the existing
infrastructure network (including the transport network), development should demonstrate how the

undue effect will be addressed.

With respect to the orderly and sustainable development provisions, it is considered that the proposed
development is orderly and economic in that it is contained on an existing site within the existing
building. The proposal will utilise the existing facilities and services to the site (power, sewer, water,

telecommunications etc.) and will not jeopardise the continuance of the land uses adjoining the site.

The proposal does not prejudice the zone for its infended purpose as outlined in the above assessment
against the zone provisions and will not conflict with the adjoining land uses within the Industry and

Commercial zones.

The proposed consulting rooms will result in an efficient use of the land with the use of the existing
building which has been designed in accordance with the quantitative and qualitative requirements of
the Development Plan and is consistent with other development in the immediate and wider locality.
The proposal will have an acceptable impact on the amenity of the locality as outlined in ‘General

section - Interface with land uses’ of this Statement of Effect.

On this basis it is considered that the proposal satisfies the above provisions in relation to orderly and

sustainable development.
4.3.11 General section - Transportation and access

The following Objectives and Principles of Development Confirol relate to the transportation, access

and parking aspects of the proposal.

Objective 2 Development that:

(a) provides safe and efficient movement for all fransport modes

(b) ensures access for vehicles including emergency services, public infrastructure maintenance and
commercial vehicles

(c) provides off-street parking

(d) is appropriately located so that it supports and makes best use of existing fransport facilities and
networks

(e) provides convenient and safe access fo public fransport stops.
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The proposal includes a change-of-use from the existing warehouse, showroom and offices on the
subject site to a veterinary (consulting room) facility. The access and parking arrangements are

proposed to remain as per the site's current layout.

The level of parking provided would be below that identified if assessed based on the Development
Plan rate. However, the Development Plan rate is excessively conservative and would not identify
redlistic demands associated with the proposed use. In comparison, a review of comparable rates for
parking demands associated with the subject uses indicates that (even assessed on a conservative
basis) there is more than adequate on-site parking to accommodate peak demands associated with

the proposal. This is explained further in the ‘vehicle parking' part of this section.

Assessment of the fraffic impacts indicates that there will be negligible change in the peak hour traffic

volume generated by the proposal compared to the previous site uses. The report from Cirqa indicates:

Council’s Development Plan identifies a rate of ten car parking spaces per 100 m? of fotal floor area for
consulting rooms (as well as medical cenires and day surgeries). Such a rate is excessively conservative
and much higher than would realistically be generated by consulfing room uses (particularly veterinary

consulting which typically generates lower rates than general medical consulting).

In comparison, it is generally accepted that consulting rooms are more appropriately assessed on a
‘perrooms’ basis. For instance, the Aurecon “Parking Spaces for Urban Places” study recommended a
rate of four spaces per consulting room with a discount of up to 10% potentially applying based on
locality and accessibility factors (this rate includes allowance for parking for the consultant, their
patients, support staff etc.). The full 10% discount would be applicable to the subject site. Therefore, a

rate of 3.6 spaces per consulting room would apply on the basis of the Aurecon study.

In redlity, it is anticipated that even lower demand rates would be associated with the site given it will
be for veterinary consulting and medical imaging. As noted above, both of these uses typically
generate lower demands than general medical consulting. For instance, a recent survey undertaken
by CIRQA of demands at a veterinary clinic in Gawler identified a peak demand of two spaces per
consulting room and a recent MFY survey of a medical imaging facility identified a rate of 2.5 spaces

per consulfing room.

Nevertheless, to provide a conservative assessment, the Aurecon rate of 3.6 spaces per consulting
room has been adopted for the assessment. Additionally, the following assessment allows for separate
allowance for the nursing and receptionist staff which provides further conservatism (given that such

staff are included in the above parking rates).
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On this basis, the following conservative assessment has been prepared:

* consultant rooms — three veterinary consultants at a rate of 3.6 spaces per consulting room (10.8

spaces). This includes allowance for the consultant and their patients/ clients;

* nursing staff — three nursing staff at a rate of one space per nurse (three spaces);

and

* reception — one receptionist at a rate of one space per receptionist (one space).

On the basis of the above, there would be a peak demand for 15 parking spaces (rounded up)
associated with the proposed uses. In redlity, given the conservative nature associated with the
assessment, it is likely that typical demands would be below ten vehicles. Given 16 spaces are currently

provided on-site, the above demands would be easily accommodated.

It is therefore considered that the proposed change-of-use will result in acceptable traffic and parking

conditions within and adjacent the site in accordance with the above objective.

Movement Systems

Principle of Development Control 2 Development should be integrated with existing fransport networks,
particularly major rail, road and public transport corridors as shown on Location Maps and Overlay
Maps - Transport and designed to minimise its potential impact on the functional performance of the

transport network.

Principle of Development Control 5 Land uses that generate large numbers of visitors such as shopping
centres, places of employment, schools, hospitals and medium to high density residential uses should
be located so that they can be serviced by the public transport network and encourage walking and

cycling.

Principle of Development Control 8 Development should provide safe and convenient access for all

anticipated modes of transport.

Principle of Development Control 14 Development should provide for the on-site loading, unloading

and turning of all traffic, including any waste collection vehicles, likely to be generated.

The relevant transportation and access objectives and principles promote development that provides

for the safe and efficient movement of all motorised and non-motorised transport modes.
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According fo the report provided by Cirqa, available fraffic generatfion guidelines do not identify
appropriate rates for application to the assessment of veterinary rooms. However, such facilities
typically generate in the order of four to five peak trips per room. Adopting the higher rate of this
range, there would be in the order of ten peak hour trips generated by the veterinary services
component of the proposal. Such a fraffic generation also appears reasonable when considered

against the proposed staffing numbers with additional dllowance for client movements.

The number of movements generated by the facility wil therefore be very low. Furthermore, this does
not take info account the fraffic generation associated with the site's previous use. Based on typical

traffic generation rates, it is likely that in the order of ten peak hour trips would have been generated
by the previous site uses. Accordingly, there will be negligible traffic impact associated with the

proposal.

Appropriate areas are proposed for the loading and unloading of vehicles, fraffic movements and

waste collection in accordance with Principle of Development Control 14.

Access

Principle of Development Control 23 Development should have direct access from an all-weather

public road.

Principle of Development Conftrol 24 Development should be provided with safe and convenient

access which:

(a) avoids unreasonable interference with the flow of traffic on adjoining roads

(b) provides appropriate separation distances from existing rocds or level crossings

(c) accommodates the type and volume of fraffic likely o be generated by the development or land
use and minimises induced fraffic through cver-provisiocn

(d) is sited and designed to minimise any adverse impacts on the occupants of and visitors to

neighbouring properties.

The access to the site for motorised and non-motorised vehicles is proposed from William Street which is
an all-weather public road and is connected to the wider sfreet network. The proposal will utilise the
existing crossover point from William Street and the current access point provides suitable site lines to
ensure the safe vehicular access to the land. The access level from William Street is fo be atf the existing

footpath level to maintain pedestrian safety.
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Access for People with Disabilities

Principle of Development Control 32 Development should be sited and designed to provide

convenient access for people with a disability.

A parking space has been provided at the front of the site, near the front entry for people with a

disability, meeting the principle above.

Vehicle Parking

Principle of Development Control 34 Development should provide off-sfreet vehicle parking and
specifically marked disabled car parking places to meet anticipated demand in accordance with

Table WeTo/2 - Off Street Vehicle Parking Requirements.

Principle of Development Control 35 Development should be consistent with Australian Standard AS
2890 Parking facilities.

Principle of Development Control 36 Vehicle parking areas should be sited and designed to:

(a) facilitate safe and convenient pedestrian linkages to the development and areas of significant
activity or inferest in the vicinity of the development

(b) include safe pedestrian and bicycle linkages that complement the overall pedestrian and cycling
network

(c) facilitate safe and convenient traffic circulation

(d) result in minimal conflict between customer and service vehicles

(e) avoid the necessity to use public roads when moving from one part of a parking area to another
(f] minimise the number of vehicle access points onto public roads

(g) avoid the need for vehicles to reverse onto public roads

(h) where practical, provide the opportunity for shared use of car parking and integration of car
parking areas with adjoining development to reduce the total extent of vehicle parking areas and the
requirement for multiple access points

(i) not dominate the character and appearance of a site when viewed from public roads and spaces
(j) provide landscaping that will shade and enhance the appearance of the vehicle parking areas (k)
include infrastructure such as underground cabling and connections to power infrastructure that will

enable the recharging of electric vehicles.
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Principle of Development Control 37 Vehicle parking areas should be designed fo reduce opportunities

for crime by:

(a] maximising the potential for passive surveillance by ensuring they can be overlooked from nearby
buildings and roads

(b] incorporating walls and landscaping that do not obscure vehicles or provide potential hiding
places

(c] being appropriately lit

(d] having clearly visible walkways.

Frinciple of Development Control 38 Where parking areas are not cbviously visible or navigated, signs
indicating the location and availability of vehicle parking spaces associated with businesses should be

displayed at locations readily visible to customers.

Principle of Development Control 32 Vehicle parking areas that are likely to be used during non-
daylight hours should provide floodlit entry and exit points and site lighting directed and shaded in a

manner that will not cause nuisance to adjacent properties or users of the parking area.

Frinciple of Development Control 40 Vehicle parking areas should be sealed or paved fo minimise dust

and mud nuisance.

Principle of Development Control 41 To assist with stormwater detention and reduce heat loads in

summer, cutdoor vehicle parking areas should include landscaping.

Principle of Development Control 42 Vehicle parking areas should be line-marked to delineate parking

bays, movement aisles and direction of fraffic flow,

Principle of Development Control 43 On-site visitor parking spaces should be sited and designed to:

(a) not dominate infernal site layout
(b] be clearly defined as visitor spaces not specifically associated with any particular dwelling

(c] be accessible to visitors at all times.

The propoesal is located on a secondary road, and nearby regular public fransport routes along Sir
Dondald Bradman Drive and South Road to alleviate car parking numbers (especially for staff travelling

to and from waork).

Table WeTo/2 envisages that a rate of ten car parks per 100 square metres of gross leasable floor area

is required to accommodate consulting rooms.
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The application proposes 15 car parking spaces including cne (1) disabled parking space for an area

of 524 square metres of proposed development).

A traffic report has been provided by Cirga which indicates that Council's Development Plan identifies
arate of fen car parking spaces per 100 m? of total floor area for consulting rooms (as well as medical
centres and day surgeries). Such a rate is excessively conservative and much higher than would
redlistically be generated by consulting room uses (particularly veterinary consulting which typically

generates lower rates than general medical consulting).

In comparison, it is generally accepted that consulting rooms are more appropriately assessed on a
‘per rooms’ basis. For instance, the Aurecon "Parking Spaces for Urban Places” sfudy recommended a
rate of four spaces per consulting room with a discount of up to 10% potentially applying based on
locdlity and accessibility factors (this rate includes allowance for parking for the consultant, their
patients, support staff etc.). The full 10% discount would be applicable to the subject site. Therefore, a

rate of 3.6 spaces per consulting room would apply on the basis of the Aurecon study.

In reality, it is anticipated that even lower demand rates would be associated with the site given it will
be for veterinary consulting and medical imaging. As noted above, both of these uses typically
generate lower demands than general medical consulting. For instance, a recent survey undertaken
by CIRQA of demands at a veterinary clinic in Gawler identified a peak demand of two spaces per
consulfing room and a recent MFY survey of a medical imaging facility identified a rate of 2.5 spaces

per consulting room.

Nevertheless, to provide a conservative assessment, the Aurecon rate of 3.6 spaces per consulting
room has been adopted for the assessment. Additionally, the following assessment allows for separate
allowance for the nursing and receptionist staff which provides further conservatism (given that such
staff are included in the above parking rates). On this basis, the following conservative assessment has

been prepared:

* consultant rooms — three veterinary consultants at a rate of 3.6 spaces per consulting room (10.8

spaces). This includes allowance for the consultant and their patients/ clients;

* nursing staff — three nursing staff at a rate of one space per nurse (three spaces); and

* reception — one receptionist at a rate of one space per receptionist (one space).

On the basis of the above, there would be a peak demand for 16 parking spaces (rounded up)

associated with the proposed uses. In reality, given the conservative nature associated with the
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assessment, it is likely that typical demands would be below ten vehicles. Given 15 spaces are currently
provided on-site, the above demands would be easily accommodated and therefore the proposal

meets the above principles of development control related to parking.

4.3.12 General section - Waste

The following Objectives and Principles of Development Control relate fo the management of waste.

Objective 1 Development that, in order of priority, avoids the production of waste, minimises the
production of waste, reuses waste, recycles waste for reuse, freats waste and disposes of waste in an

environmentally sound manner.

Objective 2 Development that includes the freatment and management of solid and liquid waste fo
prevent undesired impacts on the environment including, soil, plant and animal biodiversity, human

health and the amenity of the locality.

Principle of Development Control 1 Development should be sited and designed to prevent or minimise
the generation of waste (including wastewater] by applying the following waste management

hierarchy in the order of pricrity as shown below:

(a) avoiding the production of waste

(b) minimising waste production

(c) reusing waste

(d) recycling waste

(e) recovering part of the waste forre-use

(f] treating waste to reduce the potentially degrading impacts

(g) disposing of waste in an environmentally sound manner.

Principle of Development Control 2 The storage, treatment and disposal of waste materials from any

development should be achieved without risk to health or impairment of the environment.

Principle of Development Control 3 Development should avoid as far as practical, the discharge or
deposit of waste (including wastewater) onto land or into any waters (including processes such as

seepage, infiltration or carriage by wind, rain, sea spray, stormwater or by the rising of the water table).

Principle of Development Control 4 Untreated waste should not be discharged to the environment, and

in particular to any water body.
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Principle of Development Control 5§ Development should include appropriately sized area to facilitate

the storage of receptacles that will enable the efficient recycling of waste.

Principle of Development Control 6 Development that involves the production and/or collection of

waste and/or recyclable material should include designated collection and storage area(s) that are:

(a) screened and separated from adjoining areas

(b) located to avoid impacting on adjoining sensitive environments or land uses

(c) designed to ensure that wastes do not contaminate stormwater or enter the stormwater collection
system

(d) located on an impervious sealed area graded to a collection point in order to minimise the
movement of any solids or contamination of water

(e) protected from wind and stormwater and sealed to prevent leakage and minimise the emission of
odours

(f] stored in such a manner that ensures that all waste is confained within the boundaries of the site until

disposed of in an appropriate manner.

As a veterinary facility, the proposal will produce various types of waste, which will be managed,
recycled and minimised as much as possible. Furthermore, the proposal will always adhere to the

guidelines established by the Environment Protection Authority.

Household: All commercial/industrial waste will be stored in dedicated bins af the rear of the property,
or within the rear of the building. This will allow easy access by the collection trucks of a dedicated

waste company (e.g., https://www.adelaidewasteandrecyclingcentre.com.au/waste-

services/industrial-bin-services/). This will occur at least weekly or sooner if needed.

Recyclables: All recycling will be stored in dedicated bins at the back of the property, or within the
back of the building. It will be collected by a dedicated commercial waste collection company (e.g.,

https://www.adelaideecobins.com.au/recycling/). This will occur at least fortnightly or sooner if

needed.

Medical waste: This includes sharps, pharmaceuticals and other contaminated (e.g., blood) waste. This
waste will be stored onsite (at the back of the property, or within the back of the building), and be
periodically collected by a dedicated veterinary/medical waste disposal company (e.g.,

https://www.dllmedicalwaste.com.au/). This will occur at least fortnightly or sooner if needed.

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
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Euthanasia: In the unfortunate event of a pet euthanasia, the deceased animals (as is standard
practice) will be stored in dedicated freezers. These freezers will be kept in the rear of the building, near
the large roller doors. The Animal Welfare League (AWL) have a dedicated pickup service and will
come the same day, as needed, with a tfruck fo pick up the deceased animals. The AWL also handle

all cremations (hitps://awl.org.au/pet-cremations/services).

All waste areas satisfy Principle of Development Control é in that they are proposed to be screened
from and located away from adjoining properties, located on an impervious surface, enclosed to be
protected from natural elements such as wind and rain and located wholly within the site. All waste will
be managed to prevent undesired impacts on the environment and the amenity of the locality in

accordance with the above objectives and principles of development control.
5.0 Social, Environmental and Economic effects

The proposal provides the following Social, Environmental and Economic impacts:

5.1 Social

Social benefits arising from the approval of the proposal include:

* The proposal will provide consulting rooms which will serve the needs of the local (and wider)
community and provides an additional service in the area.

* The establishment of the use as consulting rooms may result in a marginal increase in the
employment options available in the local area.

* General amenity impacts have been addressed within the above assessment and will have a
benign external impact on the surrounding locality by way of noise, traffic impacts and hours of
operation.

* The proposal will prevent crime by putting the land to an active use providing surveillance in the

area during operafing hours.

5.2 Environmental

Environmental benefits arising from the approval of the proposal include:

» Given the proposed use will occupy an existing building, there will be minimal circumstances where
the proposal would have a measurable environmental impact apart from resulting in a reduced
external impact on the surrounding locality by way of noise, fraffic impacts and hours of operation
compared with the uses in the immediate locality including other warehouses and commercial
land uses and The proposal maintains and enhances (expands on) the landscaping on the site.

ABN 55910297825

Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
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5.3 Economic

Economic benefits arising from the approval of the proposal include:

* The proposal provides for the increased functional and economic use of the subject land.

* The development will not prejudice the continuation of surrounding land uses or impact on
property value for adjoining businesses and residents.

* The proposal is able to connect to the existing infrastructure such as power, water, sewer and
stormwater.

* The proposal will provide an important and unique specialist service which benefits the local area

and the wider metropolitan area.

6.0 Conclusion

Having regard to the provisions of the West Torrens Council Development Plan and consideration of the
detail in the proposal plans, we are satisfied the application is an appropriate form of development
considering the context of the locality and existing land use. The application seeks the change in use
from warehouse / showroom to Specialist Vet (consulfing rooms) with ancillary carparking at 19-21

William Street, Mile End South.

The proposal will have an acceptable impact on the amenity of the nearby residential through
appropriate hours of operation and will not adversely impact future development of the locality and/or

detrimentally impact upon any sumrounding development.

It is considered that the proposal is appropriate from a transportation, access and parking perspective,
with a fraffic report demonstrating that adequate parking has been provided for this unique land use

using an empirical assessment.

After careful consideration of the proposed development and having regard to the relevant provisions
of the Development Plan, it is my opinion, that the application represents an appropriate form of
development in the context of the Indusiry Zone, the site's location adjacent the Commercial Zone, the
General Section provisions of the West Torens Council Development Plan Consolidated 21 May 2020

and the unigue circumstances of the subject land and locdlity.

For all the above reasons, notwithstanding its non-complying status, and having regard o the above
assessment, the proposal is considered to demonstrate sound performance against the pertinent

Development Plan standards. Accordingly, Development Plan Consent is warranted.

ABN 55910297825
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If you have any further questions regarding this application or require additional information, please

contact me on 0499 933 311.
Yours Sincerely,

Mark Kwiatkowski MPIA CPP
Director + Urban and Regional Planner

Adelaide Planning & Development Solutions Pty Ltd - Town Planning Specidalists - Planning Private
Cerfifiers

ABN 55910297825
Adelaide Planning & Development Solutions Pty Ltd | Town Planning Specialists | Planning Private Certifiers
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Preliminary Traffic, Flooding & Stormwater
Assessment

Development Application No: 211/1298/2020

Assessing Officer: Jordan Leverington

Site Address: 19-21 William Street, MILE END SOUTH SA 5031
Certificate of Title: CT-5272/65, CT-5272/66

Description of Change of use from warehouse/retail showroom to
Development specialised consulting (veterinary) rooms and

associated car parking signage

TO THE TECHNICAL OFFICER - CITY ASSETS

Please provide your comments in relation to:

O Site drainage and stormwater disposal

O Required FFL

O On-site vehicle parking and manoeuvrability

O New Crossover

O Your advice is also sought on other aspects of the proposal as follows:

PLANNING OFFICER - Jordan Leverington DATE 1 June, 2021
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NPT

City of West Torrens

Between the City and the Sea

Memo

To Jordan Leverington

From Richard Tan

Date 01-Jun-2021

Subiject 211/1298/2020, 19-21 William Street, MILE END SOUTH SA 5031

Jordan Leverington,

The following City Assets Department comments are provided with regards to the
assessment of the above development application:

1.0 Traffic Requirements

The following comments have been provided by Council's Traffic Consultant, Mr
Frank Siow:

| have reviewed the amended plans provided by the Applicant and the accompanying
Statement of Effect (SOE) report. | note that further clarification has been provided
on the amended plans and SOE regarding future uses of several areas (which were
left undefined in the previous proposal).

Before | consider the parking issue, | make the following observations regarding land
uses and for others to consider:

 Quite a large area on the ground level appears to be set aside for 'future dog
runs and recovery ward' and 'future MRI scan/Equipment’. | am unable to
determine if it is reasonable to leave these areas aside on the basis of them
being 'future' land uses that may be needed.

e On Level 1, it would appear that the mezzanine rooms are surplus to
requirements of the proposed development and not fitted out for use. | am
unable to say if designating this area as a 'non-use' is appropriate from a
planning perspective. However, | note that this mezzanine area is accessible
from a staircase that is located inside the hospital area (ie not directly
accessible from the public area) and therefore there is less likelihood that the
mezzanine area could be leased out as a separate tenancy.

1.1 Parking Assessment

Further details have been provided on how the proposed specialist
facility would function.

Civic Centre 165 Sir Donald Bradman Drive, Hilton 5033 South Australia Tel (08) 8416 6333 Fax (08) 8443 5708
E - mail csu@wtcc.sa.qov.au Website westtorrens.sa.gov.au
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City of West Torrens

Between the City and the Sea

Table WeTo/2 lists the parking rates for 'consulting rooms' and
'medical centre' as 10 spaces per 100m2. In my opinion, such a rate is
excessive. For example, in previous work that | had undertaken for the
North East Specialist Centre development in Winsor Gardens (which
had since been constructed) parking surveys were carried at the
Tennyson Specialist Centre to quantify peak parking rates that may be
applicable for such a specialist centre. The peak parking rate found for
the Tennyson Specialist Centre (with multiple tenancies) was 4.2
spaces per 100m2, well below the 10 spaces per 100m2 requirement.
Previous work that | had undertaken at another specialist centre
opposite the Queen Elizabeth Hospital had a peak parking rate of less
than 4 spaces per 100m2.

Given the description of the proposal in the SOE, particularly with the
spatial requirement for the imaging services of the specialist veterinary
hospital (which includes scanning/MRI equipment rooms), | am of the
opinion that the parking rate of 4 spaces per consulting room would be
reasonable to use for the development. Such a rate is referenced in
the parking guideline, Parking spaces for urban places: Car parking
study, which is commonly referenced by traffic engineers. While not
directly relevant, | also note that the new Planning and Design Code
specifies a parking rate of 4 spaces per 100m2 for 'consulting rooms'.

The proposal specifies a maximum of 3 consultants for the subject
development. Applying the above parking rate of 4 spaces per
consulting room, the parking required would be 12 spaces. The
provision of 17 spaces would therefor exceed this requirement.

Having regard to the above assessment, in particular the description of
how the specialists veterinary services would operate, on balance, |
am satisfied that adequate parking would be provided for the
development, but subject to a condition being included to 'restrict' the
development to 3 consultants only. This is to ensure that once
development approval has been obtained, the Applicant is not able to
fill in the other rooms with additional consultants that would increase
the parking demand beyond what has been described by the
Applicant.

To encourage cycling as a mode of transport, | recommend that 2
bicycle rails be provided, say adjacent to the outdoor waiting area at
the front of the building.

1.2 Traffic Assessment and Servicing

Civic Centre 165 Sir Donald Bradman Drive, Hilton 5033 South Australia Tel (08) 8416 6333 Fax (08) 8443 5709
E —mail csu@wtcc.sa.gov.au Website westtorrens.sa.gov.au
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City of West Torrens

Between the City and the Sea

2.0

3.0

I am satisfied that the proposed development would not result in
excessive traffic impacts on the adjacent road network.

| leave it to others to comment about the general waste collection by
Council services. For the occasional servicing by specialist waste
disposal vehicles, there appears to be sufficient manoeuvring area,
using the rear parking area, to enable a medium sized truck (such as
an MRYV) to enter and turnaround to exit the site in a forward direction.
| recommend that a condition be included to require these service
vehicles to access the site during off-peak periods when the car park
is generally under-utilised, which would assist the refuse truck to
turnaround.

1.3 Summary

The following conditions are recommended, if approval were to be
granted for the development:

e The number of consultants at any one time shall be restricted
to 3.

e Two (2) bicycle rails shall be provided adjacent to the front of
the subject building.

e Service vehicles undertaking private waste collection on-site
shall be restricted to MRV size (reference AS 2890.2-2018).

e On-site waste collection shall occur during off-peak periods
only.

Waste Management

21 Due to the nature of this application, it is recommended that further
assessment from Council's Waste Management Team is required. A
common waste storage area should be indicated on the plan.

It is recommended that further assessment from Council's Waste
Management Team is required.

Stormwater Management

| noticed that the applicant has proposed new parking layout in the amended
plan. Given that the existing parking layout has been disturbed, it should be
assessed under current standards. As such stormwater detention and quality

Civic Centre 165 Sir Donald Bradman Drive, Hilton 5033 South Australia Tel (08) 8416 6333 Fax (08) 8443 5709
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City of West Torrens

Between the City and the Sea

should apply. | leave this to the planner's consideration on whether this is
acceptable or not.

3.1 Stormwater Detention

Stormwater detention measures will be required to be undertaken to
limit the peak discharge rate for the site critical 20 year ARI storm
event to equivalent to a predevelopment arrangement with a 0.25
runoff coefficient.

In calculating the stormwater detention requirements, runoff from any
existing structures and buildings to be maintained must be taken into
consideration.

It is recommended that an indication of how the storage is to be
provided and calculations supporting the nominated volume be
submitted to Council.

3.2 Stormwater Quality

Council typically requests the implementation of stormwater quality
measures for development of this nature to address the removal of
stormwater pollutants from the stormwater flow exiting the site.

The following table outlines current recommended practice for the
targeted improvement of stormwater quality from new developments of
scale, as outlined in the State Government's Water Sensitive Urban
Design Policy - 2013. The targets being;

Parameter Target
Reduction Litter/Gross Pollutant 90%*
Reduction in Average Annual Total 80%*
Suspended Solids (TSS) °
Reduction in Average Annual Total

60%*

Phosphorous (TP)
Reduction in Average Annual Total 45%*

Nitrogen (TN)

* Reduction as compared to an equivalent catchment with no water
quality management controls.

Although these measures are often addressed through the installation
of proprietary devices, Council encourages the use of Water Sensitive
Urban Design measures to improve the quality of site discharge flows

Civic Centre 165 Sir Donald Bradman Drive, Hilton 5033 South Australia Tel (08) 8416 6333 Fax (08) 8443 5709
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City of West Torrens

Between the City and the Sea
which may also provide other added benefits to the development, such

as permeable pavers or raingardens.

An_indication of how the water quality requirements are to be met

should be provided on revised site plans prior to the finalisation of the

planning assessment for this development.

Regards
Richard Tan
Civil Engineer
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City of %
West Torrens Wn
A 4 4

Between the City and the Sea

Waste Management Assessment

Development Application No: 211/1298/2020

Assessing Officer: Jordan Leverington

Site Address: 19-21 William Street, MILE END SOUTH SA 5031
Certificate of Title: CT-5272/65

Description of Change of use from warehouse/retail showroom to
Development specialised consulting (veterinary) rooms and

associated car parking signage

TO TEAM LEADER WASTE MANAGEMENT - REGULATORY SERVICES
Please provide your comments in relation to:

O Any aspect that you feel needs further attention or detail
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City of %
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Between the City and the Sea

Memo

To Jordan Leverington

From Nick Teoh

Date 14-Jan-2021

Subject 211/1298/2020 19-21 William Street, MILE END SOUTH SA 5031

Dear Jordan Leverington

The following Waste Management comments are provided with regards to the assessment
of the above develop application:

Waste Management
| refer to the Statement of Support document provided on 12 January 2021 regarding waste

management for the proposed development at 19-21 William Street, Mile End South, the
treatment of waste is considered appropriate, no further requirements are needed.

Kind regards

Nick Teoh
Team Leader Waste Management
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6.2 PDIACT APPLICATIONS

6.2.1 364 Anzac Highway, PLYMPTON
Application No 21002880

Appearing before the Panel will be:

Representor: Ms Kristie Arthur of 6/360 Anzac Highway, Plympton wishes to appear in
support of the representation.

Applicant: Mrs Tracey Michaels of TMC Building Design Group wishes to appear in
response to the representation.

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT NUMBER

21002880

APPLICANT

Tracey Michaels

ADDRESS

364 Anzac Highway PLYMPTON SA 5038

NATURE OF DEVELOPMENT

Construction of a carwash and associated plant room,
water tanks, acoustic fence, signage and landscaping

ZONING INFORMATION

Zones:
» Housing Diversity Neighbourhood

Overlays:

* Airport Building Heights (Regulated)

* Advertising Near Signalised Intersections
* Affordable Housing

* Building Near Airfields

* Heritage Adjacency

» Hazards (Flooding - Evidence Required)
* Major Urban Transport Routes

* Prescribed Wells Area

* Regulated and Significant Tree

* Stormwater Management

» Traffic Generating Development

» Urban Tree Canopy

Technical Numeric Variations (TNVSs):
» Maximum Building Height (Metres)

* Minimum Frontage

* Minimum Site Area

» Maximum Building Height (Levels)

LODGEMENT DATE 7 April 2021

RELEVANT AUTHORITY Council Assessment Panel
PLANNING & DESIGN CODE 2021.3

VERSION

CATEGORY OF DEVLOPMENT

Code Assessed - Performance Assessed

NOTIFICATION

Yes

REFERRALS STAUTORY

Commissioner of Highways

REFERRALS NON-STAUTORY

City Assets

Item 6.2.1
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DELEGATION CAP
o Arepresentor has lodged a valid representation

and wishes to be heard

RECOMMENDING OFFICER Brendan Fewster
RECOMMENDATION Support with a reserved matter and conditions
BACKGROUND

This proposal was originally lodged as a hon-complying development under the Development Act
1993, however the applicant decided to lodge a new application under the Planning, Development
and Infrastructure Act 2016, which allows it to be assessed on its merits as a performance
assessed application.

SUBJECT LAND AND LOCALITY

The subject land is formally described as Allotment 142 Filed Plan 7585 in the area named
Plympton Hundred of Adelaide, Volume 6011 Folio 766, and is more commonly known as

364 Anzac Highway, Plympton. The land is mostly rectangular in shape, with the rear boundary
having an irregular configuration where it fronts Cross Road. The land has a frontage of 15.24
metre (m) wide to Anzac Highway, a secondary frontage of 11.89m to Cross Road and a site area
of 694 square metres (m?).

It is noted that there are no easements, encumbrances or Land Management Agreements on the
Certificate of Title.

The site currently contains a detached dwelling, carport and domestic outbuilding. The land is
relatively flat with only minor variances across the site. There are no Regulated trees on the site or
on adjoining land that would be affected by the development.

The locality comprises a mix of land uses that are mostly residential and commercial in nature.
Immediately west of the subject land is a Local Activity Centre Zone, which accommodates an
integrated service station comprising petrol filling and convenience retailing. There is a shop in the
form of a small supermarket on the northern side of Anzac Highway.

The surrounding area is residential in land use and built form character, comprising a mix of
detached dwellings, group dwellings and residential flat buildings up to two storeys in height and of
varying size and style.

A significant contributor to the character and amenity of the locality is the proximity of the
intersection of two arterial roads (Cross Road and Anza Highway). The volume and frequency and
traffic on these roads impacts significantly on the overall amenity of the area.
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The subject land and locality are shown on the aerial imagery and maps below.
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SUBJECT LAND

RELEVANT APPLICATIONS

DA Number Description of Development Decision Decision Date

211/329/2021 Demolition of a single storey dwelling and Withdrawn 30/3/2021
associated structures and construction of a
car wash facility with associated signage
and landscaping
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PROPOSAL

For the purposes of an assessment the proposal is broken down into elements. Each element will
have an assessment pathway as set out in the Planning & Design Code

Elements Application Category

Car wash Performance Assessed
Dual lane

Entry from Cross Road and egress via Anzac Highway
Onsite queuing space for 8 vehicles

Wall height of 5.97m and total height at the ridge line of 7.4m
Walls are tilt up concrete panels with a painted finish
Colorbond roof at a 25° pitch

Automatic PVC blinds at entry and exit of car wash building
Enclosed bin storage area

2 x 5000L rainwater tanks

234m2 of landscaping

Sign (Cross Road) Performance Assessed
¢ Maximum height of 4m and width of 4.4m
e Setback 2.8m from Cross Road boundary
e Advertising area of 4.4m2
e Internally illuminated

Sign (Anzac Highway) Performance Assessed
e 700mm high and 4.8m wide
o Low level sign with black powdercoated frame
e Advertising area of 2.4m2
¢ No internal illumination

Sign (Side Wall) Performance Assessed
o Fixed to side wall of building
e Advertising area of 3.2m?
¢ Internally illuminated

Acoustic wall Performance Assessed
e 3.2m high
o Three fence options (refer to Acoustic Fence Detail)
e Erected along the entire length of the north-eastern boundary
o Erected along section of south-eastern boundary

The relevant plans and documents are contained in Attachment 2.

Item 6.2.1 Page 99




Council Assessment Panel Agenda 10 August 2021

PUBLIC NOTIFICATION

The application required public notification because it was performance assessed and not exempt
from notification by Table 5 - Procedural Matters of the zone in the Planning and Design Code (The
Code).

Properties notified 49 properties were notified during the public notification process
Representations One (1) representation was received

Persons wishing to be Ms Kristie Arthur wishes to be heard

heard

Summary of Concerns were raised regarding the following matters:

representations Property value

Noise pollution

Light spill

Stormwater flooding of Anzac Highway

Traffic congestion

Works shift work and is concerned about the impact of the
carwash on her sleep

e There is already four car washes in the area

Applicant's response to | Summary of applicant's response:

representations e The impact on property value is not a valid planning concern

e The aesthetics of the area will be improved by the development

e An acoustic consultant was engaged to ensure the noise issues
could be resolved. An acoustic wall along the boundary and
PVC blinds on the carwash itself are considered to mitigate the
noise concerns

e Light spill, cooking smells and late night trading of the service
station is not part of this application. The lighting from the
proposed carwash will be directed away from residential
properties and is not expected to cause concern

e 10,000L of rainwater will be collected from the building and
stored in tanks to be used in the car wash.

e The proposed car wash has an onsite queuing area which is
considered to exceed the likely demand at any one time.

A copy of the representations and the applicant's response is contained in Attachment 3.
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INTERNAL REFERRALS

Department Comments

City Assets ¢ |Initially held concerns with the egress point being in conflict with the
entry for the petrol station. This has since been resolved by reducing
providing a separation between the two as shown in the amended plans.

e A concern was raised about how a waste vehicle would enter and exit
the site to collect rubbish. The applicant has confirmed that only council
collected bins will be stored in this location and no truck will need to
enter the site.

e The FFL's of the proposed development have been assessed as
satisfying minimum requirements.

¢ In-Site Water has indicated a 10kL rainwater retention and 10kL
rainwater detention tank has been proposed, however the stormwater
management plan has only indicated 2 x 5kL rainwater (retention) tank.

¢ An indication of how the water quality requirements are to be met should
be provided on revised site plans prior to the finalisation of the planning
assessment for this development.

Waste e Satisfied that the waste storage and collection is appropriate.
Management

EXTERNAL REFERRALS

Department Comments

DPTI e Is generally supportive and has directed Council to add a number of
standard conditions to any consent. These have been included within
the recommendation.

A copy of the relevant referral responses are contained in Attachment 4.

RELEVANT DEVELOPMENT PLAN PROVISIONS

The subject land is located within the Housing Diversity Neighbourhood Zone as described in the
Code. The subject land is also affected by the following Overlays:

Airport Building Heights (Regulated);
Advertising Near Signalised Intersections;
Affordable Housing;

Building Near Airfields;

Heritage Adjacency;

Hazards (Flooding - Evidence Required);
Major Urban Transport Routes;
Prescribed Wells Area;

Regulated and Significant Tree;
Stormwater Management;

Traffic Generating Development; and
Urban Tree Canopy

The relevant Planning and Design Code extracts are contained in Attachment 1.
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QUANTITATIVE STANDARDS

All elements of the proposal the proposal are assessed for consistency with the quantitative
requirements of the Code as outlined in the table below:

Housing Diversity
Neighbourhood Zone
PO 3.1

Max building height - 12.5m

7.4m max height

Satisfies

Housing Diversity
Neighbourhood Zone
PO 3.1

Max building levels - 3
levels

Single storey building

Satisfies

Housing Diversity

Primary street setback -

8.8m to Anzac Highway

Neighbourhood Zone 3.0m
PO 4.1 Satisfies
Housing Diversity Secondary street setback - 20.0m+
Neighbourhood Zone 0.9m
PO 5.1 Satisfies

Housing Diversity
Neighbourhood Zone
PO 7.1

Side setback - 900mm +
wall height above 3m

3.1m north-eastern boundary
Satisfies

On south-western boundary

Does Not Satisfy

Advertisement Max 15% of wall area Approx. 15% of facades
PO 1.1 (1)
Satisfies
Advertisement No more than 1 freestanding 2 x freestanding signs
PO 2.1 advertisement per
occupancy Does Not Satisfy
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ASSESSMENT

In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:

Land Use

For the purposes of the defining the proposed land use, the Environment Resources and
Development Court (ERD Court) in the case of Serpeyn Pty Ltd v City of West Torrens considered
whether a car wash is a form industry. The Commissioner in this case resolved that:

“In my view, few people would regard a car wash as an industry, and accordingly, the
Council’s, original decision to classify the proposal as an undefined use was correct.
That being the case, it is a use which properly falls for consideration against the
relevant provisions of the Development Plan”

On this basis, the proposed car wash is an undefined land use that must be considered on its
merits against the complete Planning and Design Code as a performance assessed development.

The subject land is situated within the Housing Diversity Neighbourhood Zone. While Desired
Outcome (DO) 1 and PO 1.1 of this zone primarily envisages medium density housing, some
commercial uses are supported provided such development contributes to a liveable
neighbourhood and does not compromise the residential amenity of the area. DTS 1.1 and PO 1.3
identify shops, consulting rooms, community facilities, offices, a place of worship and schools as
suitable land uses.

As highlighted above, the ERD Court has previously determined that a car wash is not an industry,
but rather a less intensive land use that is undefined. Although the car wash will not be directly
linked to the adjacent service station, it will complement the existing service station from a land
use perspective as car wash facilities are often integrated with petrol filling services. It will also
contribute positively to the function and liveability of the surrounding neighbourhood by providing
local residents and passing traffic with facilities to clean their cars. Automated car wash facilities
are becoming more widely used within neighbourhoods due to their convenience and the changing
needs of residents. For example, in medium and high density developments there are not always
on-site areas for the cleaning of vehicles, which means there is reliance upon commercial car
wash facilities.

In order to demonstrate that the proposal is of a low impact nature, the applicant has submitted an
Environmental Noise Assessment. The report considers that the proposed development would
satisfy the noise criteria of the Environmental Protection Noise Policy 2007 based on 24-hour
operation subject to the inclusion of several noise attenuation measures. Similarly, any nuisance
from vehicles accessing the site is not considered to be significant given the access from arterial
roads and the relatively low traffic generation. Matters relating to noise and traffic management are
considered in more detail below.

On balance, the proposed car wash facility is considered to satisfy the general policy intent for
development in the Housing Diversity Neighbourhood Zone by contributing to making the
neighbourhood a convenient place to live without compromising residential amenity. The proposal
is therefore considered acceptable in land use terms.

Built Form and Setbacks

The proposed car wash facility includes a modest size building, which accommodates two car
wash bays, a plant room and an entrance canopy. The building is of simple design that
incorporates pitched roofs, concrete panel cladding and Colorbond © metal roof sheeting. The
building design is of a high commercial standard that will complement the adjacent service station
facility.
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The proposed building will have a maximum height of 7.4m, which is well within the maximum
building height of 12.5m prescribed by DTS 3.1 of the Zone. Similarly, the setbacks to both road
frontages satisfy DTS 4.1 and 5.1 and provide sufficient area for landscaping to establish buffers at
the interface with adjoining residential properties and to enhance the street appearance of the
development.

The design and appearance of the proposal is of a high commercial standard and when considered
against the existing site conditions and the intent of the Housing Diversity Neighbourhood Zone,
the proposed development would respond positively to the surrounding built form character.

DO 1 (Design in Urban Areas) and the above-mentioned provisions are therefore satisfied.

Interface, Noise and Operation

The site adjoins residential properties on the north-eastern side and to the rear. The owner of the
adjoining residence at 6/360 Anzac Highway, Plympton has submitted a representation and raised
concerns with the potential for noise, light spill and traffic nuisance as well as other matters.

DO1 and PO 1.2 (Interface between Land Uses) seek to ensure that new development is designed
and operated in a manner that adequately protects the amenity of the locality. The applicant has
submitted an Environmental Noise Assessment prepared Eco Acoustics Pty Ltd, which provides an
analysis of the existing acoustic environment and the predicted noise levels against Environment
Protection Authority (EPA) noise criteria. The assessment recommends a number of acoustic
treatments and operational restrictions in order for the development to meet the goal noise levels
of the Environment Protection (Noise) Policy 2007. These acoustic measures include:

. The proposed automatic car wash to be fitted with an entry and exit door equivalent to a
PVC clear 3mm door blade (which provides a minimum Rw 23);
o The entry canopy to the wash bays to be a solid Colorbond roof structure;

A 2.8 metre high acoustic barrier (adjusted to 3.2 metres above natural ground level) to
be erected along the north-east boundary and portion of the eastern boundary; and

. The plant room roof to be internally lined with 50mm 32kg/m? sound absorbing
insulation.

The applicant has confirmed that the recommended acoustic measures will be incorporated into
the development and this has been reinforced with a condition of approval should the Panel be
minded to support the development. With the acoustic measures in place, the proposed
development is considered achieve the relevant Environment Protection (Noise) Policy criteria
when assessed at the nearest existing noise sensitive premises in accordance with DTS 4.1
(Interface between Land Uses).

At a maximum height of 3.2m, which is only 1.0m higher than a standard fence that does not
require approval, the proposed acoustic fence/barrier along the north-eastern boundary would not
unduly impact on the amenity of this adjoining property as it is noted that the nearest adjoining
dwelling does not appear to have any private open space or main living room windows on this side.

While the Environmental Noise Assessment confirms that the car wash has been designed for
24-hour operation, it is considered that unrestricted hours of operation may give rise to increased
noise, annoyance and disturbance to residents in the locality. The applicant has agreed to limit the
hours of operation to between 5:00am and 11:00pm on any day (7 days per week). While these
hours exceed those recommended by DTS 2.1, the operating hours are consistent with the
adjacent service station and are reasonable given the noise attenuation measures and the low-
level traffic generation.

In terms of on-site lighting, the applicant has confirmed that all external lighting will be designed in
accordance with AS 4282 Control of the Obtrusive Effects of Outdoor Lighting. This includes the
positioning of lights away from property boundaries and the use of light sensing devices and
baffles. A condition to this effect has been included within the recommendation.
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Accordingly, the proposal would not adversely impact upon the amenity of nearby sensitive uses by
way of noise, light spill, glare or traffic all of which can be appropriately managed.

Vehicle Access and Traffic

The proposal includes an in-only access from Cross Road and an exit-only access onto Anzac
Highway. Following some initial concerns raised by City Assets with respect to the potential for
conflict with the entry of the adjacent service station, the proposed access on Anzac Highway has
been amended. The application has also been referred to the Department for Infrastructure and
Transport (DIT) and no concerns have been raised. As the concerns with the Anzac Highway
access have been addressed, the proposed access arrangements are considered to facilitate safe
vehicle movements onto the adjacent arterial roads. PO 2.1, 3.1, 3.3 and 3.4 (Transport, Access
and Parking) are therefore satisfied.

The Code does not specify any minimum parking standards for a car wash. In any event, the
proposed use is considered a low traffic generator in so far as vehicles entering the site would only
use the car wash as there are no vacuum bays or dog wash facility. One on-site car parking
spaces is provided for staff, which is reasonable as no more than one staff member (attendant)
would be on duty at any one time.

The limited car parking provision is appropriate in this instance and the proposed access
arrangements and low traffic generation would ensure the proposal does not lead to conditions
detrimental to the free flow and safety of pedestrian and vehicular traffic within the vicinity of the
site and the local road network.

Landscaping

A detailed landscape plan has been prepared that proposes a mix of trees, shrubs and ground
covers to provide shade, screening along property boundaries, minimise heat loads and to
enhance the street appearance of the development. While the Code does not specify a minimum
amount of landscaping, the proposed landscaping is comprehensive and would sufficiently achieve
the outcomes outlined in PO 3.1 (Design in Urban Areas).

There are no Regulated Trees on the site or on adjoining land that would be impacted by this
development.

Waste Management

The proposal includes a designated bin enclosure toward the rear of the site that is well-setback
from boundaries. As the proposal would generate minimal waste given the car wash facility is
automated and does not include any vacuum bays, the Council's standard three-bin service will be
utilised. Council's Waste Management Officer is satisfied with the proposed waste storage and
collection arrangements. PO 11.1 (Design in Urban Areas) is satisfied.

Stormwater Management/Waste Water Management

The proposed development includes a stormwater management system for the on-site
management of stormwater runoff from the proposed building, car parking areas and other
impervious surfaces. The stormwater system incorporates 2 x 5,000L rainwater tanks and a series
of pits/sumps and a bunded oil separator.

Although City Assets is satisfied in principle with the civil design, as there are some inconsistencies
with the capacity of the rainwater tanks and limited stormwater quality details, a Reserved Matter is
recommended so that these matters can be addressed prior to the granting of Development
Approval.

In addition, the applicant is required to obtain a Trade Waste Discharge Permit from SA Water prior
to commencing operation of the facility. This requirement can be reinforced through a note being
added to the approval reminding the applicant of their obligations in this regard.
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Advertising

The proposed development includes signage on the facades of the building as well two
freestanding signs adjacent to the road frontages. Some of the signs will be internally illuminated
and display the business name and logo or related brand information. The proposed advertising
displays are coordinated and complementary to the proposed businesses in terms of their size,
scale and appearance. While DTS 2.1 (Advertisements) recommends only one freestanding sign
per occupancy, the number of signs and their siting is such that they would not detract from
streetscape or amenity of neighbouring properties or cause distraction to drivers on the adjacent
road network. The DIT has raised no concerns with the proposed advertising sighage subject to
conditions to control illuminance.

The proposal would not be at variance to DO 1 (Advertisements).

SUMMARY

Having considered all the relevant provisions of the Planning and Design Code, the proposal is
considered to be not seriously at variance with the Planning and Design Code Version 2021.3.

In particular, the proposal:

e comprises a low-impact land use that would contribute to making the neighbourhood a
convenient place to live without compromising residential amenity;

e is appropriately designed and setback from property boundaries so as to contribute
positively to the surrounding built form character;

¢ would not significantly impact upon the amenity of nearby residential properties or the
locality given the inclusion of appropriate measures for the control and management of
noise, light spill and traffic;

e requires minimal on-site car parking and is provided with safe and convenient access so as
not to lead to conditions detrimental to the free flow and safety of pedestrian and vehicular
traffic within the site and on the adjacent road network; and

¢ includes landscaping that would enhance the overall appearance of the development and
assist with screening to adjacent residential properties.

For all of the above reasons, the proposal would not entrench an inappropriate development within
the Housing Diversity Neighbourhood Zone. On balance, the proposal reasonably satisfies the
relevant provisions of the Planning and Design Code Version 2021.3 and therefore the application
warrants the granting of Planning Consent.

RECOMMENDATION

It is recommended that the Council Assessment Panel resolve that:

1. Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 2016,
and having undertaken an assessment of the application against the Planning and Design
Code, the application is NOT seriously at variance with the provisions of the Planning and
Design Code Version 2021.3; and

2. Application No. 2100880 by Mrs Tracey Michaels to undertake the construction of a
carwash and associated plant room, water tanks, acoustic fence, signage and landscaping
at 364 Anzac Highway, Plympton (CT6011/766) is GRANTED Planning Consent subject to
the following reserved matter and conditions of consent:
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Reserved Matters:

The following information shall be submitted for further assessment and approval by the City of
West Torrens as reserved matters under Section 102(3) of the Planning, Development and
Infrastructure Act 2016:

1. A detailed stormwater management system and computations for the development. The
stormwater management system shall include:

a. Harvesting and re-use of stormwater runoff from the building and impervious surfaces that
is to be designed by a suitably qualified stormwater/civil engineer to demonstrate the
most economical and sustainable solution for the development; and

b. Stormwater quality improvement measures that are demonstrated to satisfy the State
Government Water-Sensitive Urban Design policy guidelines.

Pursuant to Section 127(1) of the Planning, Development and Infrastructure Act 2016, the Council
reserves its decision on the form and substance of any further conditions of Planning Consent that
it considers appropriate to impose in respect of the reserved matters outlined above.

Planning Consent Conditions:

1. The development must be undertaken, completed and maintained in accordance with the
plans and information detailed in this Application except where varied by any conditions listed
below:

e Existing Conditions Layout Plan, Sheet 1 of 7, Issue B dated 15 March 2021 prepared by
TMC Building Design Group;

e Proposed Overall Site Plan, Sheet 2 of 7, Issue B dated 4 June 2021 prepared by TMC
Building Design Group;

e Proposed Car Wash Layout Plan, Sheet 3 of 7, Issue B dated 4 June 2021 prepared by
TMC Building Design Group;

o Proposed Elevations Plan, Sheet 4 of 7, Issue B dated 15 March 2021 prepared by TMC
Building Design Group;

e General Parking Layout, Sheet 5 of 7, Issue B dated 4 June 2021 prepared by TMC
Building Design Group;

e Proposed Landscape Plan, Sheet 6 of 7, Issue B dated 4 June 2021 prepared by TMC
Building Design Group;

e Proposed Car Wash Lighting Plan, Sheet 7 of 7, Issue B dated 4 June 2021 prepared by
TMC Building Design Group;

e Preliminary Site Stormwater Layout Plan, Sheet C1 of 7, Issue B dated 4 June 2021
prepared by TMC Building Design Group;

o Typical Acoustic Fence Detail, Sheet SK1, Issue B dated 30 June 2021 prepared by TMC
Building Design Group;

e Development Approval Report dated 14 March 2021 prepared by TMC Building Design
Group;

o Stormwater Calculations prepared by Water Sensitive SA; and

e Environmental Noise Assessment dated 15 February 2021 prepared Eco Acoustics Pty
Ltd.

2. All driveways, parking and manoeuvring areas will be formed, surfaced with concrete, bitumen
or paving, and be properly drained prior to occupation, and shall be maintained in reasonable
condition at all times to the satisfaction of Council.
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Reason: To ensure safe and convenient vehicle access and to supress dust.
3. Driveway, car parking spaces, manoeuvring areas and landscaping areas shall not be used

for storage or display of materials or goods.

Reason: To ensure the development proceeds in an orderly manner.

4. The operation of the development approved herein shall be between 5:00am and 11:00pm on
any day (7 days per week).

Reason: To ensure there is adequate on-site car parking and minimal disturbance to
surrounding properties.

5. All landscaping shall be planted in accordance with the approved plans (Proposed
Landscaping Plan, Drawing No. 6 of 7, Issue B dated June 2021 TMC Building Design Group)
and incorporate an appropriate irrigation system prior to the occupation of the development or
the next available planting season. Any person(s) who have the benefit of this approval will
cultivate, tend and nurture the landscaping and shall replace any plants which may become
diseased or die.

Reason: To enhance the amenity of the site and locality and to mitigate against heat loading.

6. All external lighting on the site shall be designed in accordance with AS 4282 Control of the
Obtrusive Effects of Outdoor Lighting, with all lighting directed and shielded in such a manner
as to cause no light overspill nuisance of nearby properties.

Reason: To maintain visual amenity and public safety in the locality.

7. The development approved herein shall incorporate the following recommendations outlined in
the Environmental Noise Assessment (15 February 2021) prepared by Eco Acoustics to the
satisfaction of Council prior to occupation/operation of the development:

e The proposed automatic car wash to be fitted with an entry and exit door equivalent to a
PVC clear 3mm door blade (which provides a minimum Rw 23);

e The entry canopy to the wash bays to be a solid Colorbond © roof structure;

e A 2.8 metre high acoustic barrier (adjusted to 3.2 metres above natural ground level) shall
be erected along the north-east boundary and portion of the eastern boundary in
accordance with Proposed Landscape Plan, Sheet 6 of 7, Issue B dated 4 June 2021
prepared by TMC Building Design Group and Typical Acoustic Fence Detail, Sheet SK1,
Issue B dated 30 June 2021 prepared by TMC Building Design Group; and

e The plant room roof to be internally lined with 50mm 32kg/m?® sound absorbing insulation.

Reason: To ensure minimal disturbance to surrounding properties.

Conditions imposed upon direction of DIT:

8. All vehicles shall enter and exit the site in a forward direction.

9. All on-site vehicle manoeuvring areas shall remain clear of any impediments.

10. Stormwater run-off shall be collected on-site and discharged without impacting the safety and
integrity of the adjacent road network. Any alterations to the road drainage infrastructure

required to facilitate this shall be at the applicant’'s expense.

11. The illuminated signage shall be limited to a low level of illumination so as to minimise
distraction to motorists (<150cd/m?).
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12. The signage shall not contain any element that flashes, scrolls, moves or changes, or imitates
a traffic control device.

Attachments

1. Relevant Planning and Design Code Provisions
2 Proposal Plans & Supporting Documents

3. Representation & Applicant's Response

4 Internal & External Referral Responses
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SAPPA Parcel Report

Parcel Report

Date Created: July 31, 2021

The South Australian Property and Planning Atlas is available at the Plan SA website https://sappa.plan.sa.gov.au/
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Address Details
Unit Number:
Street Number:
Street Name:
Street Type:
Suburb:
Postcode:

Property Details:
Council:
State Electorate:

Federal Electorate:

Hundred:
Valuation Number:
Title Reference:

Plan No. Parcel No.:
Zoning details next page

364
ANZAC
HWY
PLYMPTON
5038

CITY OF WEST TORRENS
ASHFORD (2014), MORPHETT (2018)

HINDMARSH (2013), HINDMARSH (2016),

HINDMARSH (2019)
ADELAIDE
2133358005
CT6011/766
F7585A142

Scale = 1:9028 (on A4 page)

250 metres=

The information provided,
is not represented to be accurate,
current or complete at the time of

printing this report.

The Government of South Australia
accepts no liability for the use of this
data, or any reliance placed on it.

This report and its contents are
(c) copyright Government of South Australia.

of South A
Attarney-Gereral's Department
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01/08/2021 Parcel Report

Zone Details

Zones

Housing Diversity Neighbourhood (22404) - HDN

Overlays

Airport Building Heights (Regulated) (O0303) - All structures over 15 metres

The Airport Building Heights (Regulated) Overlay seeks to ensure building height does not pose a hazard to the operation and safety
requirements of commercial and military airfields.

Advertising Near Signalised Intersections (00305)

The Advertising Near Signalised Intersections Overlay seeks to ensure advertising near signalised intersections does not pose an
unacceptable risk to pedestrian or road safety.

Affordable Housing (00306)

The Affordable Housing Overlay seeks to ensure the integration of a range of affordable dwelling types into residential and mixed use
development.

Building Near Airfields (00601)

The Building Near Airfields Overlay seeks to ensure development does not pose a hazard to the operational and safety requirements of
commercial and military airfields.

Heritage Adjacency (02413)

The Heritage Adjacency Overlay seeks to ensure development adjacent to State and Local Heritage Places maintains the heritage and
cultural values of those places.

Hazards (Flooding - Evidence Required) (02416)

The Hazards (Flooding - Evidence Required) Overlay adopts a precautionary approach to mitigate potential impacts of potential flood
risk through appropriate siting and design of development.

Major Urban Transport Routes (03907)

The Major Urban Transport Routes Overlay seeks to ensure safe and efficient vehicle movement and access along major urban
transport routes.

Prescribed Wells Area (04804)

The Prescribed Wells Area Overlay seeks to ensure sustainable water use in prescribed wells areas.

Regulated and Significant Tree (05404)

The Regulated and Significant Tree Overlay seeks to mitigate the loss of regulated trees through appropriate development and
redevelopment.

Stormwater Management (05710)

The Stormwater Management Overlay seeks to ensure new development incorporates water sensitive urban design techniques to
capture and re-use stormwater.

Traffic Generating Development (06001)

The Traffic Generating Development Overlay aims to ensure safe and efficient vehicle movement and access along urban transport
routes and major urban transport routes.

Urban Tree Canopy (06302)

The Urban Tree Canopy Overlay seeks to preserve and enhance urban tree canopy through the planting of new trees and retention of
existing mature trees where practicable.

Variations

Maximum Building Height (Metres) (V0002) - 12.5

Maximum building height is 12.5m
Minimum Frontage (V0004) - _5_9_5_7_15

Minimum frontage for a detached dwelling is 9m; semi-detached dwelling is 9m; row dwelling is 5m; group dwelling is 7m; residential
flat building is 15m

Minimum Site Area (V0005) - _250_200_150_150_150

Minimum site area for a detached dwelling is 250 sqm; semi-detached dwelling is 200 sgm; row dwelling is 150 sqm; group dwelling
is 150 sgm; residential flat building is 150 sgm

Maximum Building Height (Levels) (V0O0O08) - 3

Maximum building height is 3 levels

2/2
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Roof/Ceiling Sheeting 10. | Cream *Surimist® (Colorbond)
11. | Black "Might Sky" (Colorbond)
Gutters & Fascia Purlin 12. | Black "Night Sky (.Golorbondl
Acoustic Fence 14. | Black "Night Sky” (Colorbond)

Colour Notos: Colours huve been taken from the Dukux Paint Range & Colorbond colour range.

Colorbond Bashing 1o end of
molf cancpy.

“Dlopcarwash” wording 15 ba -4 BM long wih S00vs oveeal

finished surface lvel, typecal

Diathad g incicatis Snishad Boor——
il of thr Plant Room bayond

NORTH-EAST ELEVATION

e i P Wl Tark

L Diashed i mndusates apprax
lcabon of I dnisSng surlace bnvel

101 gt & St e ~150-200mem, The sign 15 1o b fxed 1o
black Imvme o undersid of the wording and finished in e
‘cokonry shown. The s is NOT 1o bw b inermally Suminaied

i i 4600
T ———— |

1 pilstop

Dot arace
s with paanted Sresh, typscal

Deolbed aroes indcate Concrvie
pansts with pained trish, fypicsl A

Lowor level iruss ool ot 257 roof
piich & wustable aaves putter.

Acoustic rofler door o entry &
okt of it waish hays.

Senvee channe -
% Caling sheetng mountid
1o catiling putind. ' rool slope b Entry Canopy with
REDUESE SRRt B Pt e
g L b L EL Eeiick ) Acouic Regpon,
! ! -
S T t GFG anprasn panel for similar)
'5 Entry Canopy E finish o faacin trus, hypical,
= @ Driveway
o %,
& W |
P12 - .\_ - - -
- Inbomad By 53 PR b Sl durk ot indicaes Trished
oo ot fevstod paveman levols
SECTION Dashad kna indicatis apprs.
SCALE 1:100 oeation of the existing trlace el
AUTO BAY 1
Hislohad ama indicales sool al
57 rool piRch tver AU Baye.
Samica. i -~ Guling shesting monted fo
Hy— casing puring.
A : Fool cancpy over Auto Wakh eetry,

Glass Wissh hay smorgoncy
wat door.

SECTION

SCALE 1.
AUTOBAY 2

Halght restriction bar to b
mounted 1o the underside
of thi sign &8 dmMan SO,

Tha total sign aren = 4 404"

ANZAC HIGHWAY LOW LEVEL SIGN

SCALE 1:100

g
S
o

.- o

®

7 of tha-
maedal. refer Cokor Schedule, typscal

&

z
E Fiool over At barys & Plant -1
Foom o be skopad al 28

- 508 dack ina indicams fnished
oot or finished pavemant levels,
Dushed fnn rdcales apprax
lscabion of tha swisteg sutics vl

[
N DOV2

CFC wprwas panal {or samitar)
firih 1o lnsca sk, Pypecal

A

P

manrted 1y ading

— Dashed bne indcates appros. location

of i wuidting sistace bevel

Car Logo to be infernally iuminated.

All writing 1o ba intfemally lluminaisd
{88 par fypécal branding colours).

Black perimeter steel fame &
columns to sidestop of sign

[ Proposed dcoutsc nde.

CROSS ROAD OVERHEAD ENTRY SIGN

SCALE 1:100  Noto: The sign is 1o bo single sidod

© TMG Buiding Design Group 2021

@ Design Gopyright
Thase dravwings may not by copied in whole

o in past withaut the writien consant of TMG
Buiiing Design Group. Any changos

i[ISSUED FOR PLANNING APPROVAL

HOT TOBE USED FOA CONSTRUCTION PURPGSES

PROPOSED CAR WASH

AT: 364 ANZAC HIGHWAY,
PLYMPTON, SA, 5038

e Clhent, Council or the

rlarvant Planning Appeoval Autharity shidl
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muthorisation prior o said changos being

proposed by
L] Tz Changas made o T ghoet A-08-20T
A st Fir Devalopment Application Agcroval 15032021
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et

rssslmeaea

3

ANZAC HIGHWAY

3 ; 7>ﬁ:.‘. "::!r__ o Z‘Q‘_ = A
r‘ 'l ] ’ '-.': '. L 5
A .

— TR

o€

®

> Path direction of travel
—_— Viahicls body anvelops

AUTO BAY 1 CAR SWEPT PATH +

AUTO BAY 2 CAR SWEPT PATH +

e ———

e et e Yt 3

______ Front tyra anvalops
...... Hoar tyro anvelops
NOTE:
‘Vahicles shawn parked in Bays and
driveway areas are the 99th
Parcantile design vehide (le: 52M
fong vahich).
SCALE 1:100
e S - vvesnres | [ISSUED FOR PLANNING APPROVAL Alicod ANl HIanWis, "i:' — ——
o art vt it conert of TG ot PROPOSED CAR WASH PLYMPTON, SA, 5038 ign TMC | Building Design Group
by the Client. me omingron,
- s [ P ot ey DEVELOPMENT FOR: ANDRASH EXPRESS PLYMPTON PTY LTD | Matters " ™ i ftidmnas "
L stumd For Dipvelopment Apphcation Appreval 18ea2021 |authorisation prior bo said changes baing Scala: 1:100 (A1) Inale‘ JUN% Issye:
e D::zw e TR Aceteush Anis: Hiey, SA20.004 O Flow BOWGS Orepe: T. MICHAELS ne: MICHAELS Momber | Shoeto: 5 of 7. |J°°""‘20'034 DA B
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LANDSCAPING LEGEND

Proposed Concrate Pavemant

Proposed Lawn Area

Proposed Acoustic Fence:
3:2M high as per Acoustic
Report

Bollarg
Ay Uitang Dok g
o1 P Lot

GF{ASS / TURF AREAS:

(or approved sm ) batwoon
nmmmwm;uwm:mﬁm .
Whinrs regulrod, @t of fur ar (o be regrsded 1o provide
M0oth Contosins and are i ba mked 1o aliminate soi cods,
Tubsbrle, rock, mmmihﬂnﬂmwm

arcwth &

axials), 1o plant matarial
m-muQMmumuhnnm«m

A pricr 1o
Byfbamiie of Knock-down harbicides,
Tha soil attached ba the turl shall bo foe from ubbish, sticks
e cither delatarious material, eut with & full 25 remaining
i B thuslch of th bl

Tha matstune kvl in Ma Ll shauld be kepl consistont 50

of turt by

that it is not ssturated or severely dried out when laymg.
mmwnmmnwmuuuumm
0l bt than H0men & shill ba in sound wbroken o

The moisture kevel in B cut turt should be kept relatively
consislant 5o that i is not saturatod or saversly driad out
whan laying. Both of these situabions can cawse tul ko fall
apart during laying.

The type of lurd 1o be used shall a Gouch lawn selecled
conjunction with tha local grower spacific for tho sito.

i grasg on Council vrps irea i damaged during
construction, turf should be selected 1o maich the ousting
fawn bype.

it Laying Turt:

Eactions to ba furfed shall ba watered within 24 hours prios fo.
turfing ot an approximate rate of 10mm of water in not less
than 1 hour.

Wiatesing I8 to bs carned out In such & way &3 1o not cause

any scouring of arosion. I
Fill al joints In turl with 1opsol drassing, roll and watar.

3.2M (height adjusted) Acoustic Fence

PROPOSED LANDSCAPING PLAN |

SCALE 1:100

LANDSCAF'ING GENERAL NOTES

Contractor o venfy location ol all wnto
mmmu dhiving froe slakes).

2 st b by
N-mawammnma .hm arsd the site managarment plan in regard fo this

of work (including

dith all Austration

syslams,

Tlm nolus do not walve any approvals i ofhir
Plant seloction e

TOP SOIL:

mmhmwwmm usad for the gandan bads. hmwmm he top

100 layer be sl and

Alltop soil shill contonm ta AB 4415in1) & shatl b a good quality wmlm

impored frem an approvied source.

Soil for umo in garden beds may then bo cblained fom the ste provided thi soil meots The

risiromants bslow:

S ig Sty
Brick Garage

TREE PROTECTION NOTES:

L 5

Trae Protection maoasures shall inciuds the following and ba in acoordance with AS
4970 Profoction of Trwes on Development Sites’.

A P B by ritininsd shall Do bentifiod by the Buiddes al Thi commancamant
of works. The appointed troos sholl be loncod off with shady

constrcled o a minemum height of 1.58 using chamn mesh strung batween
st pickais, Tha aim is 1o create an ‘sxchision zone’ beneath heso trons, This

i
a ehal bo s par Council i ares shown o8 on e Existing Soi wm&ﬁwmumwnmwnnga;mn
Fropaead Layoul Py ~ Froo from porennial woeds and their roots, bulbs of hizomes: Dbk I 1100 FTOMGN clovi. At Joah v iemirmelen. /5 o Mg Wy
LANDSCAPING SCHEDULE: 6: /A6 phunle I e e S5 pocios i e Fanof Il tospmciive i FYamee o T ok - Frua from buiding rfbto,inchuding bricks, concroto, plastor,tmbar, o or any ofhor matier | ot et s i oo protection lveing and o Lo doarty salo AREE
dovaloped roct ayuioms and plantand ol ther Malrial o b foe of posts, diioados & PABOISN. | guigrious o plant growh. | : e
SYMBOL| BOTANIGAL NAME COMMONNAME | HEIGHT x WIDTH_fauanmiTy| & for ol Biwan mvobad 3 M PO Coniact + Froa trom rocks of slones groator han Smm O, but in any case, 1o have less Ban 5% mm:mn:::;hmmmoumwwwmmhm
TREE foloaing 14 £ moathe prie m stana by dry woight, ety animg i
ppication should th aftor the first). The barbicids shall be fantify nxposd 2 2000 shall bo noat the parimater of the troa
:mm.m;mm.ma’wmwammgfm i weveda ol Tankeredbe Gt fomechim Lisbe. branchas (.., tha furtf away from the trurk the baflar o protackon
Y| ———— powen — " AlesTass unied wive o ool y iy Im-w-nummuﬁqm:wumnmwnuamnwmmuﬁu erect T o Gone 16 55 e aelabiliivd o cler 16 Wi Auik Than
with I Manuft spec. tha destance specifiod as o Tron Promction Zone,
‘Ya = T m%ﬂﬂmdﬂ;-Mﬂmm-vﬂmuwmhmm- ’ ee..::thnuw- . i dy bl 3 mmmwgdmu:vm::buw:ﬂm?.mw:».
. MG | Magnols Grandions o M pH is culside of his rnge contact your local nursary ke oblas advice on ow o growth b rockE) remoued. ok chpinty pruned | it e tom round
N 106 W ekl T[MBER EDGE PLAN DETAIL i mulmwg Sorme plants tolorate high of low pH lvels. g munwt:.mwm '“mdlniwhlnklwm\d o :mm“md I e
it - mwmmmwumwnm«mWhmuﬂh Slaoby
SRS L I iotor's rmsponsibilly to ensure all relovant authories are mol, carry oul works 1o AS 4373, and shall ba used 1o undarlake a8 rool and branch
= 0mm i ) ?o. m‘muwmmsw Mvomm mm-“. e - N importad lop nol e 10 6 ik i 58 fonk sored of ke G Abida b b belaked, pruning requiremants. Throughotd the buikiing works they shall also undartake
€3] ov | oosmsenviccss rupus Pupapan  |2xiaM0 8 | Dk o e s Ty s | bl ity & il commanca oo i St hs o ultvaton of iisting 501 4 0 ke pisce within his a0 Holed (g 03 he result of b guseeilodrnlychomt ottt peg )
OpMmM m:‘mx-dm& mwh-m:m sy droeturirgha o care & muinienamn ol e | - I "mmnl;‘:m‘f'““m”m“‘m"mf:‘m' 5 imoon feadng. dorkan, uishing 1 desdwoodeg. .
B0 ino ground round e tess ok  § ires haight conbract aron by accepled s woll o roctitying Pl bascneng . Bhould servicis pass through the reot 20ne of lees o bo relained on tha
HEDGE
4 planing troa. Staks ara o be cifsel Sacurn Yo 0 stakes via saphes et e APEacent I th wark e fommal uss, This hial inckude, Did Sl nok be ewied 10 waling, kit S it eiouaded pleniiog b #ADPNRS [has Saniing e das and kiviind Hhan thay must be located in trenchas augured baneath tho ool 20k, 1, at &
i A wWH | Westnga Fybrd WESD! Narnga 1,08 x 0.6-1.0M Proned a T4{mm Pt mrm_t:nwm. & Riw gOme Nk mavemRnt. rtilising, weedng, pruning, pest han, m-slaking and any + . Frak troen pavannial Khale rocks, ;i or satts, " minimum depth of 1200mm. _
TUFTED sarvican. It s recommandsd that 4 1 hn&ml::.:::.mu‘m:‘nl* o : “d"“, Plae = e frorm bl rotible, Inclocting bekske, conorate, plae; fentes; ol oe sy olfar matier ummmmmmnynmm;n‘:aummmh
A noted on i i,
PLANTS ks B9 U38d 10 mankmiss ek Cromte dah 10 ki mukch ciar of 12 mmgmmnuu‘am“mwmmmwm.mn 9 ] Ha material. This layer will hidp minimige the affects of compaction il
* o — . UM GEOTHD o o damage b2 sirvel irses. Trows shoukd be i trunk top of o0t ball ush with i 0 g st i all garden bede. 1 is the reponisity len:;nml:um_umwmmﬁmnﬂ.mhmym.hmnunms& tmpadary aocass i requirad throtgh & root Zone arsa, this must be carsd
ah oy Deniasica Cosabsion iy A Habaed Tor 12 poscs MINL finishard el of planting hote, o the conractor 1o ensure that allimgalion mests Manutachursrs spec's. Th system is o be - Texture o ba light'ta madium frisblo {aandy loam), MNWMTMTW-WNW“M-WWMMH
@ | DR | anen Revoks oRGI Ravelsen 05MX05MO s | remea | . 0o e b 40 miakia wolar mpriy. -1t shasl contain approximataly 7% sandy loam & 30% M s it enching in e sircira ot zone of rees, This aiso
e g Troes o b ol o pricn 0 g, | NEITE: The Mt Psight & widtm of plarts will vary 4 to climate, 4 ::&tizﬁ.“ . R e i a0 foouvas, AP = oi'n
: = siltclay material & nat cani artiizars,
- Tubastock of pofted shrd, @ root ball in bighly compacesd sells 8 e & Trae Protection Zonaes, with baams lakd at ground loved and pias 1o bo
F 28mes e © minimum in 8l oPae sois spread & W of 1000mm O rom the GAHDEN BED MULCH: +-i{ Nehidmspotia. engineered to b as thin and widely spaced as possivle as per Enginoars
whars scacs is avadabla & break ‘cantm of o & araiis hall bn forasl Bark mulch oe similar (no finas) approved by Council 8% of Al gaciared noxious Waeds shoukd ba removed of reatad accordingly. dntnils.
wdes 8 base. Pefin base, Depthof it e, sviriapyrg Ut mmuhmmwmzmhwnamnnm No particlo is to excaed 30mm in = 8. Any services required 1o be installed underground will be bored and utility
mﬁ:umn;um uﬁmmam-‘ww lan. Mulch i 16 be Brio to delivery to site. Much s to b fres of GARDEN BEDS: amoﬁhlmdlumlrdcmmwmwﬁu.mhm
4 Wewad maavial st maad, dabix and fosslgn maker: Al garden beds shall be excavaled 1o a minimum depth of 300mm. Where possible, site ol ey M foewrnn,
m"‘:;‘_“'""m"‘ Uit 4 Shmim Dol A g arourd Gontrvctor i 1o subma o sampls to o Client for approval pror o dolvry 1 site. AR mulch used sholl shoukd ba stockpiled and usad for the garden beds. Subgrada witin planting areas is tobe | % WMI ,_”w,,ﬂmm 1.:;'",: ;,;.h:;.m:::m
b“"m"“‘“"""w oot bt & protruce i mudch for mﬁnmww.mwumrm' such as Jarmh and Aod Gum must notbe | ripped to @ minimum depth of 150mm and cuftivated with gypsum at a rale of 2.5kpime. All soil, (i mw‘;.mwmm'wm 1o b resroved by a
beoken 19 Tdeg, liming pR—— whether axisting on sits or imponied must meel the requiremants as statad in the “Top Sod & cangpies il prputdstels “"" i "’“
o St rool bal on undeiurted sl & rh-umu-mwluwmmmmeummimbud-mdmhw Testing” notes. a1 olher protoction Measures oro undoraken,
U & o resiase farsiaes for xctie cormpuet eod Lemint st bal bo privert the stem from possible colar rol. Top of the mulch i 1o be vl with adjacent surlace whers appropriate. | The subacd is to ba graded and lightly to re-astablih a finished sci level of a 10 Mo kml, il dumps or chemicals shall be aliowed in or stored on the Troa
pocies oy, e apply fokcas spacifi 1o notE Mg All oo 1o be hualthy spocimens frew of pests & diseases. Trees 1o ba woll watorod @ MAX of 24 hours "'"“"‘"“bmw“m*“m““m“mm“"':qm““‘“mw“ Protuction Zone. The servicing and refueling of squpmont and vihicles must
T individual plaafs requinemants. Mix. uu—hhmﬂmmhu pior to planting. thmughoct 0 carrind oul iy from B rool 2o, )
Bals & shall be camed out using with ail p e Supply and place S00mm minimum dapth of approved garden aoll 1o astablieh a finiehad grada | 11, No storage of malenaks, of s will lnke
3 1 prorvant dinect contact of ferilisar win . gemtnt o Tl e o that i 100mm bedow paving and general evels throughout. B 10t 2ona of Ny troas,
o Wt wet w6 o0t ; ; Spacius; afey e cymniios iochituct o e Plan and Schadia, Plants shal ba 12 Mo fixtuens of any sort thail be atiached 10 ary e Br 1y mason.
A o AR oo . “m'}ﬂ'ﬂ"'m"““"‘” souked through immersion in waler prior o planting and i the planting sol is very dry than the planiing Supply and piace 10mm dapth o approved midch. 13, W damige of any sort is 10 acour o any Iree of large shrub on ite, the
5. Eistetuger 0 it iates ol T o b, mm:dmm—'WMMMW-WMdWWMM* Tha racommondad fortiisar i Agrilarm posiets appliod at o rato of 20H 216 tablets per planting] — appointad arboris! must ba contacted o take immedials rmedial ation.
or than immeorsod. hole. Fartilisar is 1o bo placed ) 1ho boftom of the holo & covind with some 04 prior 10 pntng14, Prior to the commancement of buiking works on site the appointd Buider (or
TUBE/POT PLANTING DETAIL TYPICAL SITE TREE PLANTING DETAIL | retmsstd o bur o 1. Pl o 0o plcad e o o i cov P e mmarcetatof o s c
Traa peic pmddnllll"diilhlu\nlﬁormh.l&m wal al i rate al i r g hokr, with the applicatan of thoss Tree Protection Requirsmants,
@ TMG Buiiding Design Group 2021 wwm-mmmﬂmWTuuwmu-mmwnnunnmphumm\.mummw
ommlh . dl) siza targar than 45 litras. Prowide quantity of walar ane third of that pat size. PROPQOSED CAR WASH DEVELOPMENT " m
Thasa drawings may not ba copiea mwios | | [SSUED FOR PLANNING APPRQV Do et treacin any planstressstnube. 1‘
:::nm&:mw:dm st WEED REMOVAL AT: 364 ANZAC HIGHWAY, ian TMC ! Bu“dmg D'BSlgn Group
pross o o Clnt Garci o X | e kil — PLYMPTON, SA, 5038 Design U™ g 1,51 e o 41614573
. P ey o o bl sonsin | ropataats % Desin Group - ;“".,.,.,“““""..,....’" “n,'f:.';,."”.fm“”m*‘"":mu.“‘“mﬁ.mm"“»“"’“"v.,.:?f; FOR: ANDRASH EXPRESS PLYMPTONPTYLTD | Mlatters -
["'. u—aum«::::mw 'm muthorisation prior ko said changes baing e. mmnllwuuu::nanalrm::lllofowmlnunlnm n heir == B Scull.‘l,!OO(Al) ]Dau‘ .IUNE 2921 Issye:
TREUE DESCRII i Any ch with s and Designed: i demgn rctessn
I FEVSIONS TC 4 June 21 525 PN - TATMGSRE0E0-034 Ardbesh Anzi iy, SA03% O Flw BOWG standard cocup '-uicty T. MICHAELS | T. MICHAELS Member Sneatho: B o 7. |Jonnn:20-034 DA B
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Existing Carpont

© ey )

T o e Plant Room
e FFL 1145

T i
W |
- :
1 ' i«:“,’-\
| Pl e
SCALE 1:100
0wl g i Carwash & sko ihing wi by omreciod
v o will only orce the rabursl
[ kit bk ot oo LIGHTING SPECIFICATION:
— Lighting in Auto Wash Bays 1o be ceiling mountsd to ceiling purlins, “FLT* B0W LED Floodlight
A 90490 BiAngta, ST00K: From BMP LED, Modl No: BMP-FLIO090-60-15057-10
" Lightting in the rear of the Aute Wash Bays to be mounted to the rear concrete panel. “FL2* G0W
FLZ  LED Floodight 9090 Biangie, 5700k; From BMP LED, Modal No: BMP-FLMODS0-60-15067-10.
Lighting in the Auto Bay Exit Canopy # 1o be mounted 1o B con: panal: 1o e undarsde of ho
P canopy root. “FLE" 100W LED Fooatight 90°xd0" B/Angle, 5700k, From BME LED,
FL3 Model No: BMP-FLMOD2211-100-15057-10,
LDt Auto Wash Buy Entry Ganopy bghts o be moumted to the roof purins. "LED1® 40W LED Stim
1.2m Weatherprool Filting, G000%; From BMP LED, Mode! No: BMP-SWE12-40-1256-17.
LEp2  Plant RoomvAuto Bay 2 Bghts, mountied above the doos 1o the concrale panel. "LEDZ® 20W LED
=" glim 0.6m Wanthemroo! Fitting, G000K; Fram BMP LED, Model Ne: BMP-SWS6-20-1406-17.
Diivaway Fole ight o 5 mounted from 6,08 high light pale. *PL1" 150W LED upcast 15°
EF—® asymatical beam anglo 90 x 40° Woathorproa! Fitig, 5700k: From BMP LED,
Modal No: BMP-FLMODZZ11-150-15057-10.
T e v | [1SSUED FOR PLANNING APPROVAL AT: 364 ANZAC HIGHWAY, qr T
orin writton consan { 2 ok Cat =
i G Ay HoT 15 kDR CNTETONPAvosSs PROPOSED CAR WASH PLYMFTON, SA,.5058 Design TMC Building Design Group
' T —— o [t Py pros Aty st DEVELOPMENT FOR: ANDRASH EXPRESS PLYMPTON PTY LTD | Matters ™ ® ™ e, i, sl rove o pie 114573
L stumd For Dipvelopment Apphcaion Appreval 18ea2021 |authorisation prior bo said changes baing Scala: 1:100 (A1) iaa,w JUNE 2021 lasua:
e n::sl:ggu e [T T A Anitie Hey, BN 034 DA v BOWG DR MICHAELS Posianed ¢ micHaELs Momber | shoatno: 7 ol 7. |J°°""‘20'034 DA B
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CIVIL NOTES:

Lt of ern 1. Contractor | bailder are 10 acquaint INemseives with Iocahon of all SMIces pHot to ComMentament of work - o
150 00 responaibility will be taken for any damage 10 services. whether shawn of not

2 AR work (including Pits & Crossovers) is to comply with the City of West Tommens Council speciSicatons &
Standard Stormwater Drawings.

3. AR Swrmwater pipes with their size not noted on plan 10 be 150mm & uPVC quatty with MIN grade of 1:100 and
are jo be fully sealed. All pipes under driveway ancas are to be 150mm @ uPVC quality. |0, (mspection opening)
Titlings are 1o be nstalked at &l pipe unctions and changes of deeclion excepl o pis. New stommwaber pipes
instasied under hard stand (e Cononete) driviway & paved ansas ane 1o have 3 MiN cover of 450mm from
Tnished suface level 1o top of the stommwaber pipe LMD, Pipes metalled n garden areas (nol exposed 1o vehiche
aocess) 1o hive @ MIN cover of S00mm from finished suface keved o op of The stommwater pipe UG by
manutacturer of alternateee pipe type. Pipes installed under non-hard stand (. Graved Crushed Rock) dmveway
aress exposed 10 velvcle access ane 1o have o MIN cover of B00mm from fmished surlace level 1o Yop of the

B1- BARRIER KERB B2- BARRIER KERB B3- BARRIER KERB sl

4. AN drainage works & instailation of same shall comply with AS 3300.2 Part 3 Slormwater Drainage, Storrmwater
CONCRETE KERB DETAILS pipes shall be located in sullicent proxmity to olher services as per AS 3500.3C16.2.6

Scale NTS 5 Agriculiural drains shall be 00/100mm diameter "Draincoil laid in lengths to.a mi grade of 1 in

Constui Lo & ob e slanand 400 -aitematively- they are io be specfied by the Structural Engineer.

drawings. 6 Al excess spoil ko be disposed of off site as directed.

7 Al concrete to be fo 32 MPa MIN

B The contractor shall Arrange a8 inspactions and obtain conificates of approvad plas as any sddiional instructions
from the relesvant i o W BENVICES

& Backilling of renches is 1o be n accordance with the relevant Councl Standand Specifications, Manufaciures
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10 Forty-eight hours notice shall be grven 1o the relevant Councl belone starhng works oulside property boundary
11 Pavement make up 1o be as noted on the Civil Engineering drawngs.

12 Connect to legal point of discharge o the safistacton of the City of YWest Torrens Council's Engineer,

13 Al pitwall & base thicknesses shall be 150mm MIN

14. Al pit grates shall be as noted on the Pit Schedule. They shall be instalied & maintained in accordance with the
Manutactures's re ns.

RAIN WATER TANK RE-USE NOTE: 1% ARG AR e

16 Condrele encasement around pipes, where nobed an e drwings, £hall be of square cross section with 100mm
All Car Wash building roofed areas are o be connecled by MEN cover o pipe.

& sealed ling directly into the 2 x 5,000L rain water tanks. 17 Ay footpaths, drveways or existing features desturbed, broken or aftected by he works are 10 be reinstated fo
The waler tanks are to be plumbed inta the Car Wash the complede satisfaobon of The City of West Tormens Councils SupenvisonEngineer
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Treated Pine cover board, typical. \ g
L\'h I= ACOQUSTIC CLADDING OPTIONS:
I ]| __g OPTION 1; Shiplapped Timber Palings-
i I : Use 2 layers of 100 MIN x 25mm thick treated
| pine palings with 2mm MAX vertical gap between
b palings.
Palings to be shiplapped.
150x150 Cypress Pine/Grey Gum ——- | i Fix palings to rails with 2-2 8@ hot dipped
Posts. Class HS. | galvanised flathead nails.
70x50 MIN dressed rails ACQ ——— :I OPTION 2; Cement Sheeting + Timber Palings-
treated F5 MIN Grade Timber. [ Internal (Car Wash side) face layer of 6mm MIN
E | 1 thick Hardieflex sheeting (installed as per Manuf't
'l spec).
| External (Residence side) face layer of standard
' timber paling fence. Use 100x15 ACQ treated
pine rough sawn palings. With back-board &
:l . cover-board to overlap by 25mm.
[ OPTION 3; Cement Sheeting + Timber Batten-
WIND LOADING 0:;\- I Internal (Car Wash side) face layer of 9mm MIN
Wind classification-N2 Q :i " thick Cement Sheeting (installed as per Manuf't
h v R { (] spec).
. . i f § : L S External (Residence side) face layer place
M12 hot dipped Galv bolts, typical. | suitable treated pine battens over joins in cement
i sheeting & fix accordingly.
| NOTE: An acoustic seal is to be provided to any
: i gaps in the noise barrier.
|
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DEVELOPMENT APPROVAL REPORT

PROPOSED:
CAR WASH DEVELOPMENT

SUBJECT SITE:
364 ANZAC HIGHWAY,
PLYMPTON, S.A. 5038

LOT 142 of FP 7585,
Vol 6011 Folio 766,
Hundred of Adelaide.

CLIENT:
ANDRASH COMMERCIAL PLYMPTON PTY LTD

DATE:
14™ MARCH 2021

JOB NO:
20-034 DA

%
TMC Building Design Group

A.B.N. 81142867 114
PO Box 3494, Mornington, Vic, 3934
Tel: 0416 114 573
tracey@tmcdesign.com.au
www.tmcdesign.com.au
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1. PROJECT OVERVIEW

Local Government Area

Planning Scheme

Address 364 Anzac Highway, Plympton, SA, 5038
Real Property Description | Lot 142 on FP 7585
Site Area 742 M?
The site is predominately flat. There is an approximate
400mm slope from the northern end of the block- Anzac
Jopagraphy Highway (high spot) to the southern end of the block- Cross
Road (low spot).
The existing site has an existing (partially dilapidated/run-
down) Two (2) Storey brick-veneer residence with attached
Current Use garage/car port and a detached galvanized iron shed at the
rear. The site has a mix of grass and garden areas with a brick
paved driveway to Anzac highway and a concrete driveway
to Cross Road- both in poor/damaged condition.
Property Owner Andrash Commercial Plympton Pty Ltd
Applicant TMC Building Design Group
Development Application for the ‘Car Wash' use and
Proposal Buildings/Works, on-building signage, standalone signs, and

two (2) existing driveways upgrades. Also to include the
demolition of the existing house and shed.

The City of West Torrens
West Torrens Council Development Plan- 21% May 2020.

Defined Use

Car Wash (not defined in the Development Plan).

Area Classification

Policy Classification

Residential “R” Zone.

Policy 18- Medium Density

Precinct Classification

N/A

Overlay Maps

Transport- Anzac Highway + Cross Road- Primary Arterial
Road.

Strategic Transportation Route- Anzac Highway.

Affordable Housing Designated Area.

TMC Building Design Group
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2. THE PROPOSAL

This application seeks approval for a change of use for the proposed Car Wash development and
buildings/works associated with the use of the land for a car wash, landscaping, advertising
signage, and two (2) existing driveway upgrades.

The development consists of:

Two (2) Automatic Car Wash bays,

A Plant Room with staff amenities,

Fenced/gated Bin area,

Business Identification signage internally illuminated,
Suitable directional signage,

Standalone Sign (internally illuminated),

Removal and reinstatement of the two (2) existing driveways,
Suitable Landscaping + acoustic fencing for the site.

The subject site address is 364 Anzac Highway in Plympton, (Lot 142 on FP 7585, Vol 6011, Folio
766 in the area named Plympton, Hundred of Adelaide). The subject site’s overall site area is
742M2

Provisions for the above mentioned development will be contained within one building
structure having a total roofed area of 199.4 M? which yields an overall site coverage of 26.9%.
The actual building internal floor area (ie: Plant Room and Auto Bays- excluding external roof
canopies) covers 132.8 M2

QN O N

The car wash building has been orientated to best cater for safe vehicle manoeuvrability
through the site, to maximise the length of vehicle queuing, to create an aesthetically pleasing
building facade and to maximise the usage of the buildable areas on the site. The car wash
building is orientated in a southwest — northeast direction (following the Anzac Highway road
alignment); and has been setback 8.8M to the Exit Verandah roof canopy and 10M to the main
building line from the front Anzac Highway site boundary, and a 3.1M setback to the northeast
side site boundary. This building will house all of the car wash facilities, (ie: the automatic wash
bays, the Plant Room and staff amenities). A fenced and gated area to rear southeast corner of
the site will serve as the Bin storage area. The two (2) existing site driveways (one on Anzac
Highway and one on Cross Road) will need to be removed (as these driveways are currently
damaged and in poor condition) and reinstated as concrete driveways in accordance with the
Council’s standard drawings serve as the dedicated entry/exit points for the site.

Refer to the attached Application drawings detailing all aspects of the site and design
requirements:

Existing Conditions Plan, Aerial Image and Locality Plan,

Proposed Overall Site Plan,

Proposed Car Wash Layout Plan, Site Analysis Summary and Schedule of materials,
Building Elevations and Sections, Signage details and Colour Schedule,

Vehicle Swept Paths diagrams + Site Car Parking layout,

Proposed Landscaping Plan, details and landscaping notes,

Proposed Car Wash Lighting Plan + Lighting Specification,

Proposed Stormwater Layout Plan + notes.

Q0L S o O B E0F D e

TMC Building Design Group e ——
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Also, refer to the attached reports to support the application;
1. Acoustic Report- by EcoAcoustics, Report No: 21010918-01, Dated: 15" February 2021,
2. Dialux Lighting Report- by BMPLED, Dated: 13" March 2021,
3. Stormwater Report—by TMC Building Design Group, Dated: 14" March 2021.

The building construction materials will primarily consist of painted concrete tilt panels with
timber features (to emulate the residential/Tudor/heritage look of the area), Cemintel Express
Panel cladding to the fascia truss (over the Entry Canopy) and 1200mm x 400mm feature
panelling sections on various parts of the building elevations (fixed over the concrete panels) to
match with the existing adjoining Service Station building, and 25° pitched Colorbond sheet
roofing to all externally visible roof areas. The architectural building design and colour selection
is as per the “Andrash” Car Wash branding guidelines and corporate colours. The proposed
development will fit in favourably with the existing adjoining residential buildings (to the
northeast of the subject site) and the existing Service Station (to the southwest of the subject
site). The wash bays have been positioned and sized to allow clear visibility into each wash bay,
provide generous tumning circles, vast queueing areas, which in turn promotes safe passage for
vehicle movements around the site, and the public walking past the site.

Traffic can enter and exit the site in a forward direction from the two existing (upgraded)
driveways accessing Cross Road (entry only) and Anzac Highway (exit only)- left tum in-left turn
out. Traffic movements, pavement grades and sight distances comply with the relevant
Australian Standards and Austroads design requirements.

The proposed development will have suitable stormwater drainage facilities installed (ie- eaves
gutters and box gutters, down pipes, pipes, pits etc...). A Stormwater Management Plan is
included with the application and can be amended (if required) to suit after the initial
assessment by Council Engineer’s to finalise the site specific design requirements.

A pleasant array of landscaping will be planted throughout the subject site. The various species
of plants selected is suited to the local climate and the design is a great improvement on the
current sites minimally maintained garden/lawn/landscaped areas. The plant selection has been
carefully designed at vehicle access locations to ensure that adequate pedestrian sight distances
for drivers has been achieved and to offer suitable screening from the adjoining residential
areas.

The site is zoned Residential (R) zone and is located in the Medium Density Policy #18 area. This
report has been compiled in response to the West Torrens Council Development Plan (Dated 21¢
May 2020). This application is being made to The City of West Torrens as the responsible
authority who is permitted to grant a permit in this instance.

TMC Building Design Group e
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3.EXISTING CONDITIONS
3.1. THE SUBJECT SITE

The subject site has frontage to two (2) different roads; the main frontage is via Anzac Highway
(on the northwest side) and the secondary frontage is from Cross Road (on the southeast side).
The subject site is located approximately 65M from the traffic light intersection of Anzac
Highway and Cross Road/Stonehouse Avenue in Plympton, SA. The site to which this
application relates to comprises of a primarily rectangular shaped block covering 742 M? in total.
Figure 1 and 2 (below) shows the site location with regard to the surrounding area. There are no
easements contained within the site.

e L

{Subject Site 8

Figure 1: Areial Photo of the site and su rrounding area. Source- Google Earth, Image Date: 17" Nov 2018

I 4
I & " I

2 R A e o o
Figure 2: Areial Photo of the site and immediate surrounding area.
Source- NearMaps, Image Date: 18" Nov 2020.
TMC Building Design Group e ——
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The subject site currently has a Two-Storey brick-veneer house with pitched roofs with attached
garage/carport, rear standalone galvanised iron shed and minimally maintained garden/grassed
areas; refer Photos 1-6 below. The site is relatively flat and has two existing driveways
constructed. Refer to the “Existing Conditions Plan” Sh: 1 of the Application drawings for further
details of the existing conditions.

Photo: 1, Shows the subject site along the northwest property boundary line along Anzac
Highway.

4
4 ’.?/

Photo: 2, Shows the front of the existing residence and front garden area- taken from Anzac
Highway.

: TMC Building Design Group e ——
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Subiject Site

Photo: 3, Shows the southwestern side of the subject site, viewed from within the existing X-
Convenience Service Station. This image shows the existing acoustic (black) fence which is to be
removed and reinstated along the northeast/southeast carwash site property boundary in
accordance with the acoustic report.

Z SubiectSit

360 Anzac Highway- Unit Block

Photo: 4, Shows the existing adjoining Two-Storey unit block and carport. The roof of the
existing house on the subject site can be seen along the right side of the photo.

H TMC Building Design Group N ——
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g
biect Site |

Photo: 5, Is taken along Cross Road looking north into the subject site. The existing Service
Station fuel blade sign can be seen to the left, low level galvanised iron gates (of the subject site)
are centrally located, and the higher galvanised iron fence/shed and Single Storey brick-veneer
building of 638 Cross Road are on the right side of the photo.

Photo: 6, Is a close up view of the rear of the subject site looking at the rear lower level
galvanised iron gates and galvanised iron shed beyond. The Service Station development is to
the left (west) and existing Unit Block/Gl Shed and Residence to the right (east).

H TMC Building Design Group e ——

10 August 2021 Page 129



Council Assessment Panel Iltem 6.2.1 - Attachment 2

3.2. THE SURROUNDING ENVIRONS

Refer to Figure 3 and 4 for aerial images of the broarder street network, in satellite view and Map
view.

2 % | ‘ a e ey 4
Areial Photo of the site and general surrounds.
Source- Google Earth, Image Date- 17" Nov 2018.
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Figure 4: Street Map view of the site and surrounds.

Source- Wherels, Image Date- March 2021.
To the northwest of the subject site is Anzac highway; a ~30M wide bitumen roadway- 3 lanes
both ways + slip lanes on each side, with vehicle travel in both directions and central dividing
grassed medium strip.

To the southwest of subject site is the existing X-Convenience Service Station (who also owns
the subject site). The current DA approved hours of operation 5am to 12 midnight Sunday to
Thursday, and 24 hour operation from 5am Friday to 12 mindnight Sunday.

To the southeast of the subject site is Cross Road; a ~18M wide bitumen roadway- 2 lanes both
ways, with vehicle travel in both directions and central dividing grassed medium strip.

To the northeast of the subject site is 360 Anzac Highway- a Two-Storey unit block and carport,
and 638 Cross Road- a Single-Storey brick residence with detatched galvanised iron garage.

TMC Building Design Group T ——
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4.SITE ZONE REQUIREMENTS:

As shown in Figure 5 (below); the subject site and all surrounding areas are zoned Residential
“R”. The adjoining property to the southwest of the subject site is zoned Local Centre “LCe”.

o o o e / 25
= |

Zones

LCe Local Centre

R Residential
urc Urban Corridor

" :Zone Boundary
A

,éﬁ— = bject Site ;r’,f;jiifl-j"' " =msmmsmms Development Plan Boundary

b / . - /

Figure 5: Planning Zone Map WeTo/15 of the site and surrounding areas.
Source- West Torrens Council Development Plan- 21 May 2020.
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Figure 6: Policy Area Map WeTo/15 of the site and surrounding areas.

Source- West Torrens Council Development Plan-21 May 2020.
Anzac Highway and Cross Road are both considered to be primary arterial roads (refer to Overlay
Map WeTo/156 ‘Transport’) and are maintained by the Department for Transport Energy and
Infrastructure (DPTI).

Overlay Map WeTo/15 ‘Strategic Transport Routes’ states that Anzac Highway (which runs to the
northwest of the site) is a Strategic Transport Route.

Overlay Map WeTo/ 15 ‘Affordable Housing’ states that the subject site is in an Affordable Housing
area.

There are no other planning overlays or Heritage restrictions that affect the subject site.

The proposed Car Wash ‘use’ is not specifically defined within the West Torrens Council
Development Plan (WTDCP). However, the Car Wash ‘use’ is listed as a non-complying
development within a Residential Zone. Given the proximity of the subject site to the existing
adjoining Service Station (owned by the same Company as the subject site), the small nature of
the proposed Car Wash, the proposed mitigation measures included in the proposed design (ie:
acoustics, lighting, hours of operation, traffic queuing etc...), the proposed reduction in site area
and overall building height of the existing dwelling; the subject site has great merit to be
considered suitable for a car wash development. Therefore this application has been submitted
and we request that it be assessed on its merit.

s TMC Building Design Group e ——
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5.DEVELOPMENT PLAN CONSIDERATIONS

5.1.ZONE REQUIREMENTS

The below paragraphs address the Residential Zone and Medium Density Policy Area #18
requirements for the proposed development.

5.1.1. RESIDENTIAL (R) ZONE:

Table 1 provides a detailed response to the relevant Zone and policy requirements and decision
guidelines that are applicable to this application:

Note the Affordable Housing section has not been addressed as the proposal does not involve
this type of use.

e TMC Building Design Group Y ——
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6. ADVERTISEMENTS/SIGNAGE

There are three (3) proposed signs for the subject site. This number is necessary as there are 2
separate road frontages. The proposed signs have been designed to be minimal in size/number,
specific in wording, true to the “Pitstop” Car Wash brand and logo, and sympathetic to the
surrounding locality.

The proposed signage has generally been located to avoid clutter and designed to avoid driver
distraction and to fit in with the existing Service Station signage. The signage content is specific
to the proposed site use and hours of operation, and will not be obstructed by landscaping
areas, or interfere with existing signage on the adjoining Service Station site.

As there are no guidelines for acceptable signage in a residential area; the signage requirements
for the adjoining Local Centre zone have been applied to the site. This allows a free standing
advertisement to have an area of 4 M?, plus an additional 0.1 M? per meter of site frontage with a
public road.

1. Cross Road Overhead Freestanding Entry Sign;

¢ This sign can be viewed on the Cross Road Overhead Entry Sign, Sh: 4 of the Application
drawings,

This proposed sign is setback 2.8M into the subject site,

The proposed total area of the sign is 4.4 M?,

The allowed total area of the sign is 4 M? + (11.89M x 0.1M) = 5.19 M?

Both the sign and bubble car shall be internally illuminated with the face colours as shown
on the sign elevation.

2. Anzac Highway Low Level Sign:;

e This sign can be viewed on the Anzac Highway Low Level Sign, Sh: 4 of the Application
drawings,

e The proposed sign will be connected to minimal black powdercoated frame fixed to the
underside of the letters. Which, in turn, is fixed to the narrow concrete footing under-
covered by astro turf-as shown below in Photo 7,

o The proposed total area of the sign is 2.4 M?,

e The allowed total area of the signis 4 M?,

e Thesign is not internally illuminated.

o T, TS Byl
Photo 7: Existing free standing “X Convenience” sign located at the frontage of Anzac
Highway of the adjoining Service Station site.

-35- TMC Building Design Group N ——
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Southwest Side Boundary Signage;

This sign can be viewed on the South-West Elevation Sh: 4 of the Application drawings,

The proposed sign will be fixed to the concrete panels,

The proposed total area of the sign “pitstopcarwash™ is 1.7 M?,

The proposed total area of the Bubble Car logo is 1.5 M?,

The total wall area is 107.3 M2 Therefore the signage has a total area of 3.2 M? and
represents 3% of the total wall area,

¢ Both the sign and bubble car shall be internally illuminated with the face colours as shown
on the building elevation, with white sides.

T & & & @0 W

TMC Building Design Group Y ——
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7. CONCLUSION

The proposal has been designed by a professional with 18 years of experience in
designing/detailing all aspects of car washes; from Town Planning to Structural/Civil/Hydraulic
Engineering, Architectural drafting/building design construction documentation, and Car Wash
Equipment layout documentation. It is assured that the highest building standards and car
wash best practices have been followed in the documentation of this proposal.

This Development Application seeks approval for a car wash development at 364 Anzac
Highway, Plympton in South Australia. The proposed Car Wash ‘use’ is a non-complying use on
this site which is zoned in the Residential (R) zone. Based on the detailed assessment outlined
above; the proposed development demonstrates a high level of consistency or exceeds the
strategic requirements and standards set by the West Torrens Council Development Plan and by
other regulating authorities. The proposed development will mitigate all possible acoustic,
traffic, light, stormwater, sewerage, built form etc... impacts to acceptable levels for the
allowance of the car wash use on this site.

The existing dilapidated Two-Storey residence will be demolished, and the proposed car wash
building will be set back 10M from the Anzac Highway frontage and 25M from the Cross Road
frontage. The site is more than suitable for the proposed development ‘use’, will add to the
general amenity of the area. With the latest in technology of car washing equipment being
installed on the site; high energy efficiency and lower water usage will be achieved; thus further
minimising the environmental impacts and demands on local existing infrastructure. The car
wash use will not detract on current or future uses on adjoining properties. The site is
positioned in a good location for customers that will provide a service to the community which
is in high demand immediately adjacent to the existing Service Station (of the same owner as
the subject site).

The “car wash” use is a growing routine that is widely accepted by the public as an
environmentally friendly and responsible, convenient, cost effective, fast method of washing
their vehicle. The proposed building design and landscaping will be a positive impact in the
area and will not have any negative effects on the local infrastructure or traffic flow and safe
movements in or around the subject site. The site contains an abundant amount of queuing and
suitable staff car parking. The open plan nature of the design will promote safe passage for all
patrons using the site.

Should you have any questions or seek any clarification on the information provided, | invite you
to contact me directly via telephone on 0416 114 573 or email tracey@tmcdesign.com.au for a
timely response.

Yours Faithfully,

TRACEY MICHAELS B.ENG (Hon), MENG (Mgmt)
Designer/Director

TMC Building Design Group

Aelfs TMC Building Design Group e ———

10 August 2021 Page 157



Council Assessment Panel

Iltem 6.2.1 - Attachment 2

Stormwater Calculations

Report for

Project Details
Project Name
User Email
Web files link
Site Area (m2)
Planning number
Development type
Existing site details
Street address

Results

] !

VOLUME

1742

364 Anzac Highway, Plympton

tracey@tmcdesign.com.au

| Non-residential development

| Residential >750m2 per dwelling

364 Anzac Hwy, Plympton SA 5038, Australia

FLOW QUALITY

M WRTER
B SENSITIVE SR

Project ID 288

[m

EFFICIENCY

Objective: Harvest or
infiltrate stormwater

Objective: Improve
stormwater runoff water

quality

Objective: Control peak
discharge flows

Objective: Increase
drought resilience

Target: No more than a
10% increase in runoff
volume

Target less than or equal
to zero. If greater than
zero this is the additional
Site Storage Requirement
(SSR) volume required

Target: Achieve a score of
100 or more

Target: Achieve greater
than 25% potable water
use reduction

VOLUME RESULT

4.6
% change in annual

average volume

VOLUME PASSES

FLOW RESULT QUALITY RESULT
-5.0 87
m? of additional site Pollution reduction score
storage required (out of 100)
FLOW PASSES
QUALITY FAILS

TMC Building Desig
PO Box 3494,

+61 416 114 573
www.tmcdesign.com.

Job No: 20-034 Civil, Rev A

Mornington, VIC, Australia, 3931

n Group

au

EFFICIENCY RESULT

57.3
% water saving

EFFICIENCY PASSES
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Design Criteria

The development must be designed and constructed in accordance with the following:

Stormwater management measures selected are

This includes all impervious areas in the site connected to Council or Stormwater Authority drains. This excludes
pervious areas like pervious paving, garden, gravel and lawn areas)

*Raintank Volume = 10000 litres connected to 199m2 of roof, additional detention tank volume included =
10000 litres
+309.0m2 of Driveway called 'Driveway' draining to m2 of None

Conditions of approval

Rainwater Tanks
Total rainwater retention tank volume (L) | 10000

Area of roof connected to rainwater tank
(plumbed to household) (m?)
Total rainwater detention tank volume (L) | 10000.00

19%.0

Rainwater tanks connected to
Other rainwater tank end uses (L/day) 10000 rreater Barden

Area (m?)

Additional* Slte Storage (m3) *Site storage added adjacent to the legal point of
discharge for peak flow detention or volume infiltration

Recycled water source
Water tank reliability % 2.6
Rainwater tank overflow % 0.4

Water Efficiency Specifications

Basin WELS star rating | >5 Star WELS rating

Toilet WELS rating > 4 Star WELS rating

Bath WELS star rating Not Applicable

Washing Machine WELS star rating Not Applicable

Kitchen Taps WELS rating ' Default or unrated

Urinal WELS rating Not Applicable

Shower WELS star rating Not Applicable

Dishwasher WELS star rating Not Applicable

www.watersensitivesa.insitewater.com 2019 InSite Water
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Project Design Specifications

Building Spaces

*Shop, restaurant or retail - BCA Class 6 of 199.4m2 with an average occupancy of 6.0 people

Estimated Total Building Occupancy

Stormwater Quality Calculations
Rainwater Tank Runoff reduction (%)
Rainwater Tank(s) Total Nitrogen (TN)

reduction

Total Impervious Area (m?)
Total Nitrogen (TN) % reduction (g/yr)
Water Quality Score (%)

Rainwater Used (kL)

Total demand (L/day)

Roof Runoff (kL)

Rainwater Tank Overflow (kL)

99.6

440.5

199.4, 309.0

39.0
87

| 96.4
10000.00

96.8

0.4

Peak Flow Storage Requirement Calculations

FLOW reduction strategy
Catchment strategy used

Site Storage Calculations
Base case (pre-development) fraction

impervious (ratio)

Base case runoff coefficient
Post development detention
requirement (Site Storage

Requirement)

Post development fraction impervious

(ratio)

Post development runoff coefficient
Pre-development FLOW volume (m?)
Post-development FLOW volume (m?)

www.watersensitivesa.insitewater.com

On Site Detention (OSD)

0.40

0.287

0.69

0.562

3.5

6.9

© 2019 InSite Water
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FLOW Volume storage required for

6.9
'yield minimum' (m?)
FLOW volume storage required for 34
‘regime in balance' (m’) '
On Site Retention (m?) 3.4
Permissible Site Discharge (PSD) 19

(Usec)

Critical Storm Duration - the
Catchment time of concentration - 30
Tc(catchment) in minutes
Rainfall Depth (mm) for Critical Storm
Duration - Tc (Catchment) i
Rainfall intensity - i at Tc(catchment)
(mm/h) 2=
Site time of Concentration (min) -
Te(site) o
Rainfall Depth (mm) for tc(site) - (IFD 10.26

at Site Time of Concentration)

Rainfall intensity - i at tc(site) (mm/h) . 61.56

Detention Calculator - Site Storage Requirement (SSR) - Uses rational method (Boyd’s Equation)
Please note that this section is not applicable if Volume retention and/or Infiltration strategy is used

Storm Duration (mins) | Rainfall Depth Peak Post Development flow | Runoff Volume Stored Volume
(mm) (L/s) (m?) (m?)

5 1 7.06 981 3.92 3.6

10 142 | 9.87 | 7.90 638

15 17.4 8.06 9.67 I 7.39

30 23.2 ' 5.37 12.89 8.33

60 1203 339 16.27 1 7.15

120 1 36 . 2.09 - 20.06 . 1.82

About In-Site Water

This report is generated by user inputs from the toolkit at In-Site Water. [n-Site water is an enline Integrated Waoter Monagement tool designed for use on smaller sites less than 2
hectares} in Australio that need quick and accurate stormwoler engineering answers. In-Site woler is simple to use but provides robust stormwoler design and engineering answers.

For enguines, contoct Water Sensitive 54 www.walersensitivesa, com
Disclaimer

This guide is of a general nature only. Advice from a suitably gualified professional should be sought for your porticular circumstances. Depending on each unigue situation, there may
be occosions where compliance is not ochieved, The following dot points are outside the scope of this report, however it is critical that oll designers consider the following:

. Manage expectations and risks around occasional surface water and panding.

- Ensure that uncontrolled stormwater does not flow over property boundaries or otherwise cause @ nuisance.

. Plan for major flood pathways - locate away from, odopt (raise floors obove predicted flood levels) and defend buildings agoinst p il major flooding.

. Plan to reduce annual average domages and safety risks.

- Take inte account focal conditions such as slope, topography and soils (type, reactivity, permeability, water table level, salinity, dispersiveness, ucid sulphate soils, etc.).

. Ensure that soil meisture and building clearance is considered in areas of reactive clays or where varying soil moisture Jevels could domage buildings, infrastructure or other

constructions.

. For steeper sites, ensure the design includes geotechnical considerations such as slepe stability with varying soil saturation levels.

. Complionce with other Austrolion Standords, laws, guidelines, regulations and Council requirements.
InSite Water, Water Sensitive SA and Organica Engi ing takes no resp ihility for the selective application or interpretation by third parties of the information that constitutes the
document. This document and its associoted materiols have been produced in good faith with all inf ion contained d d to be correct at time of production. Organica Engineering

Ply Ltd, the outhors, reviewers and contribulors toke no responsibility, legolly or financially, for any loss/damage to property/persons/orojects resulting directly/indirectly from the
document in whole or part, its associated materials, or the interpretation thereof. Organica Engineering makes no claim as to the accuracy or authenticity of the content of this document,
ond does not accept liobility for loss or domages incurred as a result of relionce ploced upon it

www.watersensitivesa.insitewater.com © 2019 InSite Water
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Example details for this project (if applicable). Please see the InSite Guide for more details:

LEAF GUARDS AITTED

TOALL DOWNPIRES. [

]

CONNECT ALL DOWNPIPES
T0 MAXIMISE RAINWATER
CAPTURE. _\\

DETENTION STORAGE
AT TOF OF TANK.

RESTRICTOR ORIFICE.
PROVIDE INSPECTION
UPENING BEFORE ORIFIE.

RETENTION STORAGE

[ AT BASE OF TANK,

]
I_J'E| HOSQUITD TRAP/
HOT WATER 1 HESH SCREEN.
SERVICE
LAUNDRY
ﬁ WASHING e
HACHNE A
TONETS =
! g
1O
_‘f
e e e L o -
.

(CONNECT TO TANK USHG _/
SEALED (PRESSURISED)

STORMWATER SYSTEM
AROUND BLILOMG PERIMETER

LRV PUMP WITH MAINS WATER BACKUP CONNECTINE _/
RETENTION TANK TO ALL TORETS, LAUNDRY COLD

WATER TAPS, WASHING HACHME, RRIGATION SYSTEHS,
AKD OPTIONAL HOT WATER SERVICE.

CONNECT OVERFLOW TOH
RAINGARDEN, INFILTRATION
SYSTEM, UR LEGAL POINT
OF ISCHARGE,

RETENTION TANK RETICULATION DETAIL
NOTE THE GESGU A RSTALLATIN OF ALL STORMWATER SYSTENS
SHALL COMPLY WITH AS/NZS 3500 32018 *STORMWATER DRAINAGE”,

Above: Roof to Tank treatment

www.watersensitivesa.insitewater.com

© 2019 InSite Water
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_Y .
%% EcoAcoustics

Proposed Car Wash Development
364 Anzac Highway Plympton
Environmental Noise Assessment

15 February 2021

Report Number: 21010918-01

WWWw.ecoacoustics.com.au

ACN 135 697 095
10 Alyxia Place

Ferndale WA 6148
Telephone: (08) 9367 1555
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Report: 21010918-01

EcoAcoustics Pty Ltd

ATF Ireland Family Trust ABN: 26 450 946 619
KEY PERSONNEL

Contacts Rebecca Ireland Francis Prendergast
Phone: +618 93671555 +61 8 9367 1555
Email: rebecca@ecoacoustics.com.au francis@ecoacoustics.com.au
Mobile: 0427388 876 0409 686 492

Eco Acoustics has prepared this report for the sole use of the Client and for the intended purposes as stated in the
agreement between the Client and Eco Acoustics. The report may not be relied upon by any other party without the
written permission of Eco Acoustics.

Eco Acoustics has exercised due and customary care in conducting this assessment but has not, save as specifically
stated, independently verified any information provided by others. Therefore, Eco Acoustics assumes no liability or loss
resulting from errors, omissions or misrepresentations made by others. This report has been prepared at the request of
the Client. The use of this report by unauthorised third parties without the written permission of Eco Acoustics shall be
at their own risk and Eco Acoustics accept no duty of care to any such third party.

Any recommendations, opinions or findings stated in this report are based on facts as they existed at the time Eco
Acoustics performed the work. Any changes in such circumstances and facts upon which this report is based may
adversely affect any recommendations, opinions or findings contained within this report.

‘ Document Information

Rebecca Ireland Verified: Francis Prendergast
Position: Managing Director Position: Director

Signature: Signature

£~ iyt

‘ 15 February 2021 I

\ Revision History

Iltem 6.2.1 - Attachment 2
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|
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b
Executive Summary

EcoAcoustics Pty Ltd conducted an assessment of a proposed car wash site located at 364 Anzac
Highway Plympton. This noise impact assessment report has been completed to support the
proposal, as part of the development application. The purpose of this report is to assess the noise
emissions from the site in accordance with the prescribed standards contained in the
Environmental Protection (Noise) Policy 2007 (Noise EPP).

To ensure compliance with the Noise EPP during all time periods, the following recommendations

are required to be incorporated into the proposed development:

» The proposed automatic car wash will be fitted with entry and exit doors equivalent to a

PVC clear 3mm door blade (which provides a minimum R,, 23);
» The entry canopy to the wash bays will be a solid colourbond roof structure;

» A 2.8 metre high (relative to natural ground heights) acoustic barrier is to be constructed on

the property boundary as shown in Figure 1.2; and

» The plant room roof is to be internally lined with 5omm 32kg/m3 sound absorbing
insulation.

With the included recommendations, the site can operate 24 hours per day 7 days per week.

The results of the noise predictions show that the proposed site can comply with the noise criteria
set out in Noise EPP for all time periods at nearby residential receivers with the inclusion of the

attenuation measures discussed in Section 5.

Ref: 21010918-01 i
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47

1 Introduction

EcoAcoustics Pty Ltd conducted an assessment of a proposed car wash site located at 364 Anzac
Highway Plympton. This noise impact assessment report has been completed to support the
proposal, as part of the development application. The purpose of this report is to assess the noise
emissions from the site in accordance with the prescribed standards contained in the
Environmental Protection (Noise) Policy 2007.

Appendix A contains a description of some of the terminology used throughout this report.

1.1 Site Locality & Surroundings

The site and surroundings are shown in an aerial photo in Figure 1.1. The site is located at 364
Anzac Highway Plympton, within the City of West Torrens. The proposed site is adjacent to an
existing service station. A residential unit block is located to the north east, and additional noise

sensitive premises are located to the north across Anzac Highway, and south across Cross Road.

Figure 1.1: Site and Surroundings (Source: Google Earth)

Ref: 21010918-01 Page1ofig
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1.2 Site Layout
The proposed carwash will comprise
» Two aulomaltic wash bays; and
» mechanical plant.
The overall site layout is presented on Figure 1.2. Figure 1.3 presents the site elevations.

It is understood that the hours of operation [or the site will operate 24 hours per day 7 days per
week.

The potential noise impacts associated with the site include:
» automatic wash bays;
» mechanical plant associated with the site;
» vehicles travelling around the site.

Table 1.1 shows the percentage breakdown of uscage that has been applied to determine the
appropriate noise levels during the 24 hour operations.

Table 1.1: Percentage Breakdown of Car Wash Usage

Percentage Breakdown of Usage

Noise Source

07:00 to 19:00 hrs 22:00 to 07:00 hrs

Automatic wash bays 2 15

Ref: z1010918-01 Page 2 of 19
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Within the South Australia, the noise emissions from commercial premises are governed by the
Environmental Protection Noise Policy 2007 (Noise EPP). This covers noise emissions from proposed

noise sources associated with the site.

The assessment of noise emissions under the Noise EPP is based on the calculation of a noise limit
at a receiver position, taking into account the land use in the surrounding area, along with the
ambient noise level. Once the indicative noise level has been established, the 1., noise emission
from the industry is predicted.

The Noise EPP classifies day time as between 7.00 am and 10.00 pm on the same day and night time

as between 10.00 pm on one day and 7.00 am on the following day.

The nearest residential receiving premises are denoted on Figure 1.1. These residential premises are
located within a residential zone abutting a commercial zone. As such, the appropriate indicative
noise levels are shown in Table 2.1.

Table 2.1: Noise EPP Indicative Noise Level Limits

Noise Limit

Premises Receiving Noise dB(A)

Parameter
Period
| Day |

IR R

Nearest Residential Premises |

(ref Fig 1.1) Lacq | |

Night | ‘

e L=

The Noise EPP also states that the measured source noise level must be adjusted by the following

amounts if the noise source contains modulation, tonal, impulsive or low-frequency characteristics:
» 1characteristic: +5 dB(A)
» 2 characteristics: +8 dB(A)

» 3 or 4 characteristics: +10 dB(A)

Ref: 21010018-01 Page 6 of 19
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3 Noise Modelling

3.1 Methodology

Computer modelling using SoundPlan 8.2 has been used (o calculate the noise levels at nearby
residences. Noise modelling is used as it is not affected by background noise sources and can
provide the noise level for various weather conditions.

The software incorporates the CONCAWE algorithms enabling the modelling to include the
inflluence of wind and atmospheric stability, Input data required in the model are:

» Topographical data;
» Ground Absorption; and

» Source sound power levels.

3.1.1 Topographical Data

Topographical data was based on a site visit, information provided by the client, and obtained from
Google Earth.

3.1.2 Ground Absorption

Ground absorption varies from a value of o to 1, with o being for an acoustically reflective ground
(e.g. water or bitumen) and 1 for acoustically absorbent ground (e.g. grass). In this instance value of
0.6 has been used for the surrounding area, and o has been used for the site.

3.1.3 Source Sound Levels

Table 3.1 shows the sound power levels used in the modelling, The sound power levels have been
determined based on file data and manufacturer’s data provided by the client, along with the

measurements of the exisling site,

Table 3.1: Source Sound Power Levels

. Octave Band Centre Frequency, dB (Hz) ‘
Description Overall dB(A)
= \

Automated carwash entry/exit 82 83 83 85 87 86 85 92

Automated carwash entry or exit with
closed automatic PVC 3mm door 70 75 72 7 65 61 53 71
(achieving R, 23)

Plant Room 57 57 58 59 60 62 61 68
Cars travelling on site 96 89 85 83 79 78 70 85
Ref: zi0100:18-01 Page 7 of 19
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Figure 4.1 presents the 3-dimensional noise model of the site and surroundings. The noise level

4 Noise Impact Assessment

predictions for the car wash assume the following:

» The proposed automatic car wash will be fitted with an exit door equivalent to a PVC clear
3mm door blade (which provides a minimum R, 23);

» Based on the sound power data provided, the noise associated with the automatic car wash
has no tonal, impulsive or modulating characteristics therefore no penalty adjustment is

applicable;

» The percentage breakdown contained in Table 1.1 has been used to determine the impact of
the site during the day and night time periods;

» The entry canopy to the wash bays will be a solid colourbond roof structure;

A 2.8 metre high acoustic barrier (relative to natural ground height) is located along the
property boundary as shown in Figure 1.2;

» The plant room roof is to be lined internally with somm 32kg/m? sound absorbing
insulation.

Table 4.2 presents the predicted daytime noise levels associated with the site and compares the
results to the criteria from Noise EPP. All predictions include the noise attenuation requirements
discussed in Section 6 of this report. Figures 4.2 and 4.3 present the noise contours for the proposed

carwash for the day time period at the ground and first floors respectively.

Table 4.1: Predicted Noise from Proposed Site

Lot(:at}on Predicted Day Complies with Predicted Night C;fn]ftll:s w1;h
-re Noise Level, L.q Day Period Noise Noise Level, L l_g .erfo
Figure dB(A) Limit of s2dB(A) dB(A) Noise Limit of
1.1) kit 45dB(A)
G Hleur 3t Complies 28 Complies
Rec R1 -
Banstoflooue 33 Complies 30 Complies
Rec Rz Kenaund fooz 30 Complies 29 Complies
Rec R3 Grovnd fqor 30 Complies 27 Complies

The results presented in Table 4.1 show that the predicted, noise levels comply with the noise limits
at all times of the day and night at all nearby residences based on the useage percentages presented
in Table 1.1.

The Noise EPP requires that the site be assessed in accordance with the maximum instantaneous
noise associated with the development during the night time period. For this site, cars travelling
around the site will produce the noisiest instantaneous sound. Table 4.2 presents the results of
calculations to determine the instantaneous maximum noise levels from vehicles on the site.

Ref: 21010018-01 Page 8 of 19
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Table 4.2: Predicted Noise from Vehicles

Location
(ref Predicted Night Noise Level, Lamax Complies with Night Period Noise
Figure dB(A) Limit of 60odB(A)

1.1)
Ground floor 38 Complies

RecR1

First floor ;

39 Complies
Rec Ra Ground floor 3 Complies
Rec R3 Ground floor 4 Complies

Ref 21010918-01
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5 Recommendations and Discussion
To ensure compliance with the Noise EPP during all time periods, the following recommendations

are required to be incorporated into the proposed development:

» The proposed automatic car wash will be fitted with an entry and exit door equivalent to a
PVC clear s3mm door blade (which provides a minimum R, 23);

The entry canopy to the wash bays will be a solid colourbond roof structure;

A 2.8 metre high (relative to natural ground contours) acoustic barrier is to be located as
shown in Figure 1.2; and

» The plant room roof is to be internally lined with somm 32kg/m3? sound absorbing

insulation.

Ref: 21010018-01 Page 13 of 19
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v
6 Conclusion

The results of the noise predictions show that the proposed site can comply with the noise criteria
set out in Noise EPP for all time periods at nearby residential receivers with the inclusion of the

attenuation measures discussed in Section 5.

Ref: 21010018-01 Page 14 of 19

10 August 2021 Page 180



Council Assessment Panel Iltem 6.2.1 - Attachment 2

24/
SR
/ ' ‘\
Appendix A
Terminology
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Terminology
Ambient Noise

Ambient noise refers to the level of noise from all sources, including background noise as well as
the source of interest.

A-Weighting

An A-weighted noise level is a noise level that has been filtered as to represent the way in which the
human ear distinguishes sound. This weighting indicates the human ear is more sensitive to higher

frequencies than lower frequencies. The A-weighted sound level is described as La dB.
Background Noise

Background noise is the noise level from sources other than the source of interest. Background may

originate from such things as traffic noise, wind induced noise, industrial noise etc.
Decibel (dB)

The decibel is the unit that characterises the sound power levels and sound pressure of a noise
source. Itis a logarithmic scale with regard to the threshold of hearing.

Impulsive Noise

An impulsive noise source is a short-term impact noise which may originate from such things as
banging, clunking or explosive sound.

LAI

An La level is the A-weighted noise level which is overreached for one percent of a measurement

period. It represents the average of the maximum noise levels measured.
LAm

An Law level is the A-weighted noise level which is exceeded for 10 percent of the measurement
period and is considered to represent the “intrusive” noise level.

LA 90

An Lag, level is the A-weighted noise level which is overreached for go percent of the measurement
period. It is represents the “background” noise level.

J.LA eq

Laeq refers to the comparable steady state of an A-weighted sound which, over a specified time
period, contains the same acoustic energy as the time-varying level during the specified time
period. It represents the “average” noise level.

LAF ast

The noise level in decibels, obtained using the A frequency weighting and the F time weighting as

specified in AS1259.1-1990. Larast is used when examining the presence of modulation.
LAmax

The Lamax level is the maximum A-weighted noise level throughout a specified measurement.

Ref: 21010018-01 Page 16 of 19
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Lapeak

The Lapeak level is the maximum reading (measured in decibels) during a measurement period,
using the A frequency weighting and P time weighting AS1259.1-1990.

LAS low

A Lasiow level is the noise level (measured in decibels) obtained using the A frequency weighting and
S time weighting as specified in AS1259.1-1990

Maximum Design Sound Level

Maximum Design Sound Level is the level of noise beyond hearing range of most people occupying
the space start, become dissatisfied with the level of noise.

Modulating Noise

A modulating source is an audible, cyclic and regular source. It is present for at least 10% of a

measurement period. The quantitative definition of tonality is:

a fluctuation in the discharge of noise which;
a) is more than 3 dB La rast or is more than 3 dB La rast in any one-third octave band;
b) is present for at least 10% of the representative

One-Third-Octave Band

One-Third-Octave-Band are frequencies that span one-third of an octave which have a centre

frequency between 25 Hz and 20 ooo Hz inclusive.
Reverberation Time

Reverberation time refers to an enclosure for a sound of a specified frequency or frequency band as
well as the time that would be necessary for the reverberantly decaying sound pressure level in the

enclosure to decrease by 60 decibels.

RMS

The root mean square level is used to represent the average level of a wave form such as vibration.
Satisfactory Design Sound Level

Satisfactory Design Sound Level refers to the level of noise that has been found to be acceptable for
the environment in question, which is also to be non-intrusive.

Sound Pressure Level (1)

Sound Pressure Level refers to a noise source which is dependent upon surroundings, and is
influenced by meteorological conditions, topography, ground absorption; distance etc. Sound
Pressure Level is what the human ear actually hears. Noise modelling predicts the sound pressure
level from the sound power levels whilst taking into account the effect of relevant factors
(meteorological conditions, topography, ground absorption; distance etc).

Ref: 21010018-01 Page 17 of 19
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Sound Power Level (L.,)

A sound power level of a noise source cannot be directly measured using a sound level meter. It is
calculated based on measured sound pressure levels at recognised distances. Noise modelling
includes source sound power levels as part of the input data.

Specific Noise

Specific Noise relates to the component of the ambient noise of interest. It can be specified as the
noise of interest or the noise of concern.

Tonal Noise

A tonal noise source can be designated as a source that has a specific noise emission over one or
several frequencies, such as droning. The quantitative definition of tonality is:

the presence in the noise emission of tonal characteristics where the difference between —
a) the A-weighted sound pressure level in any one-third octave band; and

b) the arithmetic average of the A-weighted sound pressure levels in the 2 adjacent one-third
octave bands, is greater than 3 dB when the sound pressure levels are determined as Laeqr
levels where the time period T is greater than 10% of the representative assessment period,
or greater than 8 dB at any time when the sound pressure levels are determined as La siow
levels.

Chart of Noise Level Descriptors
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Typical Noise Levels

Ref: 21010918-01

Threshold of pain

130 dB
BN Pneumatic drill

EmEmm 120dB
20 P‘-- Loud car horn
. one metre away

110dB
T — -
- /rport
= = 100 dB
2 pa WS nside underground train or
NS alongside mainline railway

BN 90dB

Inside bus

80 dB

Busy residential road

70 dB

Conversational speech
60 dB

Living room with music or
television playing quietly
50 dB

Quiet office

40 dB

Bedroom

30 d8

Recording studio

20 dB

Broadcasting studio

10 dB

Threshold of hearing

0dB
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Details of submitter No: 1 - Kristie Arthur

Submitter: Kristie Arthur

Submitter Address: 6/360 Anzac hwy, Plympton, Australia

T24Consult Page 1 of 1
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South Australia
Planning, Development
and Infrastructure ACT 2016

Representation on Application

First name:

Kristie

Last name:

Arthur

Daytime Phone:

Would you like to present your submission in person at a hearing?

@ | wish to be heard in support of my representation

¢ | do not wish to be heard in support of my representation

Nominated Speaker:

My position is:

© | support the development
€ | support the development with some concerns (detail below)
& | oppose the development

The specific reasons | believe that planning consent should be granted/refused are:

| live next door , my back yard runs along fence line .

This land is zoned residential , | believe my property value will be major affected . | own my property
have live here 17yrs . | am concerned about noise pollution, the environment is already affected by
the bright blue lighting coming from service station next to proposed property.| believe this
development will affect all residents souruonding this property. | pay rates for my property . This is
another" big business" putting it over the local community .

Storm water issues already cause flooding on Anzac hwy when it rains . The residents are already
affected by the late night trading from petrol station . They are already polluting the environment
with noise , cooking smells , cars lining the hwy blocking our driveway . At times | can't get in or out
of my driveway . | work shift work , my sleep is important . | believe my health will be adversely
T24Censull Page 1 of 2
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affected.
There are already four car washes in area we don't need more .

Please DO NOT APPROVE FOR SAKE OF LOCAL RESIDENTS HEALTH SAFETY AND
WELFARE MENTAL HEALTH .

WHAT ABOUT US THE RATE PAYERS !
PLEASE CONSIDER EVERY ONE WHO CALLS THIS AREA HOME .

THE OWNERS OF THIS PROPERTY HAVE LEFT IT TO ROTT! DELINQUENTS AND
VAGRANTS FEQUENT THE PROPERTY AND HAVE AFFECTED THE SAFETY OF RESIDENTS
SOURUONDING IT.

NOT COMMUNITY MINDED AT ALL .

THEY HAVE LEFT FRUIT TREES ROTTING IN YARD , WHICH | BELIEVE IS OR WILL ATTRACT
FRUIT FLY .

COMPLETE DISREGARD OF SOURUONDING COMMUNITY .

PLEASE CONSIDER US THE LITTLE PEOPLE AND LOYAL RATE PAYERS .
KIND REGARDS

Kristie Arthur

Unit 6 360 Anzac hwy

P.YMPTON 5038

Attached Documents

File

Mo records to display.

T24Consult Page 2012
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21%May 2021 TMC Building Design Group
. AB.N.81142867 114
Jordan Leverington P. O. Box 3494, Mornington, Vic, 3931
Senior Development Officer- Planning N
: : fracey@tmcdesign.com.au
City of West Torrens

165 Sir Donald Bradman Drive
HILTON, S.A. 5033
Email: jleverington@wtcc.sa.gov.au

Ce: Rachel Stewart (via email)

RE:  Development Application Submission
364 ANZAC HIGHWAY, PLYMPTON, S.A. 5038
PROPOSED CAR WASH DEVELOPMENT
Job No: 20-034 DA
Development Application No: 21002880

Dear Jordan,

In response to the one (1) representation received following the completion of the public
notification period | would like to address Ms. Kristie Arthur's concerns in point by point form;

1) Decline in property value / The condition of the existing dwelling on the site -

Unfortunately, these points are not a valid planning consideration under the current
Planning Regulations. The proposed Car Wash will be of great visual improvement to the
local area and will offer a new service to the community. The subject site (where the car
wash is to be located) currently has an old dilapidated two storey residential dwelling,
overgrown garden areas (front and back), and a rear galvanised iron Garage shed that has
seen better days. This property was purchased in 2016- and whilst the garden areas were in
better condition at that stage, the house, internally, showed many signs of significant
structural damage and building failure which is why the property remains un-tenanted. See
Photos 1 + 2 below of the existing external conditions.

i

Photo 1: Front of existing house Photo 2: Existing rear Garden area

TMC Building Design Group N ——
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The aesthetics of the local area will be greatly improved by the demolition of the existing
structures and grounds. The proposed building has been specifically designed to
emulate many of the residential features found within the locality. The proposed Car
Wash use and building design provides a perfect transition from the adjoining Service
Station use and built form on the southwest side of the subject site, shifting to the
adjoining Two-Storey unit block to the northeast side of the subject site. The proposed
car wash building is located as to not overshadow any of the neighbouring units.

It is obvious that the proposed Car Wash would positively add to the amenity of the
neighbourhood, diversifying the services currently offered in the local area, offer a
complementary use to the existing Service Station already operating on the adjoining
site and blending in with the 'residential’ look of other buildings in the vicinity.

It is highly unlikely that property prices will fall locally due to the proposed Car Wash use.
They may in fact increase due to the well maintained, professionally designed building
and formal landscaping areas, and the improved security, amenity and privacy that will
be afforded to the adjoining properties as currently exists on the adjoining Service
Station.

2) Concerns about noise pollution-
It is common for concerns to be raised regarding acoustics during the planning stage by a
property owner of an adjoining property. The acoustic design of our car wash sites is an
area that we hold in very high importance and is a primary focus throughout the entire
design/documentation process to ensure its accuracy of mitigation.

The acoustic consultant that has been engaged for this project has worked specifically
with TMC since 2012. They have a fantastic understanding of car wash equipment, how
car washes operate and what acoustic mitigation measures work/what do not in a car
wash application. The Environmental Noise Assessment report has been submitted to
Council as part of this development application.

The acoustic report shows compliance for a 24 hour — 7 day operation of the car wash
site. In order to be considerate to the adjoining residential dwellings, it is proposed to
match the hours of operation for the Car Wash with the current trading hours for the
Service Station of 5am to 11pm- 7 days per week.

The acoustic effects on this site are very simple to mitigate as there are only 2 automatic
wash bays that will generate any noise on the site. There is no external vacuum bays, no
rubbish trucks/large vehicles using the site, no dog washes etc... The noise from an
automatic car wash is easily contained via the implementation of acoustic grade roller
doors on the front/rear of each automatic wash bay, having an acoustically insulated roof
for the Plant Room, placing a lower level roof over the entry area for the automatic wash
bays, and by having an acoustic fence around the side/rear of the property.

What is often found is that the adjoining residents end up living in a quieter environment
after the Car Wash has been constructed due to the acoustic mitigation measures that
have been constructed for the car wash. This is because these acoustic treatments not
only reduce the noise emitted from the car wash operation to the acceptable level, but
often reduce the surrounding noise heard from the adjoining roadways and other nearby
noise emitting sources etc...

TMC Building Design Group N ——
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3) Lighting from the Service Station entering into the property-
Light spill from the adjoining Service Station is not a planning consideration for this
application- as this application solely relates to the proposed Car Wash development.

To ensure that the Car Wash site complies with AS 4282 "Control of the Obtrusive Effects of
Outdoor Lighting” a site specific Dialux report has been submitted to Council as part of
this development application assessment. A Proposed Car Wash Lighting Plan (Sh: 7 of
the submitted application drawings) has been prepared and "Site Lighting and Light Spill”
has been specifically addressed in the Planning Report (refer to page 22- "Interfaces
between Land Uses”).

There is only one (1) pole light that is required to light the rear of the site to comply with
the Australian Standards. The positioning of this light is in line with the rear of the
adjoining unit block and set ~13M to the south-west rear corner of the unit block. This
light is a 150W LED light with a 90° degree forward and 40° sideways beam angle and is
upcast 15° to the vertical. This means that this particular light will throw light mainly in a
forwards direction and be limited in the sideways lumens that the light emits. With this
light selection, light location, proposed landscaping and the existing adjoining unit block
orientation; this light will not have any spill/impact on the adjoining properties amenity.

4) Impacts on Stormwater in the streets-
There are two 5,000L rainwater tanks that will capture all stormwater that falls on all
roofed areas. This water will be used in the car wash washing cycle. This will also help
diminish the demand for traditional ‘mains water' use during the car washing cycle.

A Stormwater Management Plan will be designed in consultation with the Council
Engineers and will comply with all necessary requirements.

5) Late night trading of the existing Service Station-
The trading hours of the adjoining Service Station is not a planning consideration for this
application- as this application solely relates to the proposed Car Wash development. As
previously mentioned; the proposed Car Wash trading hours are consistent with the
allowed trading hours of the Service Station.

6) Noise, cooking smells coming from the existing Service Station-
Noise and cooking smells from the adjoining Service Station is not a planning
consideration for this application- as this application solely relates to the proposed Car
Wash development.

Concerns regarding noise generated from the Car Wash have been addressed in Item 2
above.

Concerns regarding air emissions from the Car Wash operation is addressed in the
Planning Report (refer to page 22 "Airborne Pollutants and Air Quality”, and page 24 "Air
Quality”). As both Car Wash bays have roller doors to the front and back of the wash
bays; this will prevent any water from escaping/over spraying from the wash bays.

No air pollution or air emissions are produced from the equipment contained within the
Plant Room.

TMC Building Design Group —————
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7) Cars lining the highway blocking their driveway-
If vehicles are blocking the adjoining driveway, this may be occurring during peak
periods caused from vehicles backing up due to the nearby traffic lights.

The Planning Report goes into detail regarding the expected traffic generation, queuing
and movements expected by the proposed Car Wash. Refer to "Transportation and
Access- Access’, page 28 and "Transportation and Access- Vehicle Parking”page 32.

Vehicles enter into the proposed Car Wash site from Cross Road and exit the site onto
Anzac Highway. As such, vehicles from the Car Wash site cannot actually block off or
impact on the driveway of the adjoining unit block as they enter onto Anzac Highway
after the unit block driveway.

8) Not community minded-
The small proposed Car Wash facility is community minded as it serves the ongoing daily
need of people to wash their vehicle in a safe and environmentally friendly fashion.

Please take a minute to watch the two videos that have been produced by the Australian
Car Wash Association with regards to pollution, home car washing and protecting our
precious waterways.

http: chedlrtytruth .com.au/

™ Be aware, reduce pollution & ™ Be aware, reduce pollution &
e holpmpmuaimhulﬁq i help keep our waterways healthy

At Lo ik Pitn Pt L Pk Pocssbias

e e bt P P et et A o

Voo Ty IR o i www. hodirtyDiuth.com sy

ﬂld you know? Waltruice Tip*

Whatever into Dot wash your car on
- = the stomv?:'::- the driveway or street.
L Wash your car on lawn
£~~~ system goes siraight o on Gravel, - or use

a commercial car wash
where all the waste
waler goes o sewer.

- inio the walerways-
’@' with MO filtering
i and NO freatment!

o
L

‘ Be avare, reduce ‘ Be aware, u

pollution and help pollution and help
kKeep our waterways healthy It»p our waterways haahh-(

P, 22 Nk P Paresie L vhath Senasn.
PRV EEsie et -l

The proposed car wash also creates JObS (both in the short and long term), provides
fundraising opportunities to community/school/sporting groups and is the most
environmentally friendly way to wash your car.

TMC Building Design Group e ——“ T —
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9) Disregard to the surrounding community/Health, safety and welfare to the community-

It can be a common misconception that car washes are dirty, loud, invasive, or a setting
for criminal acts to occur at. Often this couldn't be further from the truth. A
professionally designed Car Wash site layout that has a focus on crime prevention (as
documented in the Planning Report "Crime Prevention”, page 18) actually deters criminal
type of activities. On this particular site the actual building design is compact, passive
surveillance is achieved into a high proportion of the site area, an extensive externally
monitored CCTV security system will be installed throughout the site, the site design
limits entrapment zones, customers do not need to leave their vehicles to use the wash
bays, there is no change machine/vending area which reduces the ‘crime benefit’ and
‘crime reward’, and the site design increases the criminals perceived risk of detection,
challenge and capture.

The car wash will not cause any impact to the surrounding community, especially to the
nearby residential dwellings through noise impacts, light spill, traffic, infrastructure or
built form. The proposed small Car Wash will provide the community with an
environmentally friendly, economical, safe, well designed building and landscaping that
is a vast improvement on the structurally unsound two storey dwelling that currently
exists on the site.

If you have any further questions or need any further clarification on any of the above items that
you have mentioned in your letter or have any new area of concern please do not hesitate to
contact me.

Yours faithfully,

TRACEY MICHAELS B.ENG (Hon), MENG (Mgmt)

Designer/Director
TMC Building Design Group

TMC Building Design Group o ——
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To
From
Date
Subject

Jordan

Jordan Leverington

Richard Tan

3/5/2021

364 Anzac Highway Plympton

The following City Assets Department comments are provided with regards to the assessment
of the above development application:

1.0 FFL Consideration — Finished Floor Level (FFL) Requirement

1.1

In accordance with the provided 'Preliminary Site Stormwater Layout Plan’
(TMC, Ref: 20-034DA-C1/1-A, dated 03/2021) the FFLs of the proposed
development (11.45 minimum) have been assessed as satisfying minimum
requirements (11.25 minimum) in consideration of street and/or flood level
information.

2.0 Traffic Requirements

21

The following comments have been provided by Council's Traffic Consultant,
Mr Frank Siow:

It is unclear how the large bin is to be collected by the refuse truck. There is no
swept path provided showing how the refuse truck would exit after the bin pick-
up (as it is unclear if the truck is able to drive through the car wash building).
While there may have been some discussion with others regarding the bin
collection, | have not been provided with further details of this aspect. | leave it
to others to comment about any other arrangement that may have been agreed
to, in addressing the bin pick-up issue.
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3.0

4.0

5.0

| am concerned with the 'overlap' between the car wash exit point on Anzac
Highway and the existing left-in only entry point for the service station. The
Applicant should consider shifting the exit point to the north to remove the
overlap. There is an existing tree and light pole which may be impacted (several
constraints present).

The application documentation provided suggests that this site shares the
same ownership as the service station site. If that were the case, it would seem
to me that the two sites should be consolidated into one site as an integrated
development, with an internal link provided between the car wash and the
service station. Therefore, instead of having to drive out to Cross Road to use
the car wash, the patrons could then directly enter the car wash via the service
station car park, like other typical integrated service station sites.

Verge Interaction

3.1 As per the comments provided by Council's Traffic Consultant, it is
recommended that internal link should be provided between the car wash and
the service station without construction of new crossover.

3.2 It should be noted that any existing crossover that will be made redundant
should be reinstated to vertical kerb prior to the completion of any building
works at the applicant’s expense. It should also be indicated on revised plans
that any redundant crossovers will be reinstated.

It is recommended that revised plans showing the reinstatement of redundant
crossovers be provided to Council.

Waste Management

4.1 Due to the nature of this application, it is recommended that further assessment
from Council's Waste Management Team is required.

It is recommended that further assessment from Council's Waste Management
Team is required.

Stormwater Management
5.1 Stormwater Harvest and Re-use

City Assets typically strongly encourages the inclusion of stormwater collection
and active re-use, particularly with function with possible high demand of water
reuse and hence a high volume of reduction of stormwater runoff from the site
can be simply achieved.

Collection and active re-use of stormwater in developments of this nature can
go a long way towards the achieving the other stormwater management
measures if water quality and detention, as well as the sustainability benefits
which area achieve through water conservation considerations.
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5.2

5.3

The proposed development has included 2 x 5000L rainwater tank for roof
runoff harvest and reuse. However, with a roof area of 199m2, even with 100%
roof area connected to the tanks, the rainwater is highly likely to be empty all
the time due to the 10000L or more water reuse daily.

Stormwater Detention

The applicant has provided stormwater report generated by the In-Site Water
by Water Sensitive SA which is supported by City Assets. Although the
stormwater quantity (detention) requirements of the In-Site Water is different
from Council's requirements, however, internal calculation has indicated that
the difference in the outcome of the calculation is minor. Hence for this
development, the stormwater detention calculation has been considered
acceptable.

There is however, some contradicting information in the In-Site Water report
and the stormwater management plan listed in the following that requires
further clarification:

e The In-Site Water has indicated a 10kL rainwater retention and 10kL
rainwater detention tank has been proposed, however the stormwater
management plan has only indicated 2 x 5kL rainwater (retention) tank.

Stormwater Quality

Based on the result provided by Water Sensitive SA In-Site Water, the
stormwater quality for the site failed to meet the quality target.

Council typically requests the implementation of stormwater quality measures
for development of this nature to address the removal of stormwater pollutants
from the stormwater flow exiting the site.

The following table outlines current recommended practice for the targeted
improvement of stormwater quality from new developments of scale, as
outlined in the State Government's Water Sensitive Urban Design Policy - 2013.
The targets being;

Parameter Target
Reduction Litter/Gross Pollutant 90%*
Reduction in Average Annual Total 80%"*
Suspended Solids (TSS)
Reduction in Average Annual Total 60%*
Phosphorous (TP)
Reduction in Average Annual Total 45%*

Nitrogen (TN)
* Reduction as compared to an equivalent catchment with no water quality
management controls.

Although these measures are often addressed through the installation of
proprietary devices, Council encourages the use of Water Sensitive Urban
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Design measures to improve the quality of site discharge flows which may also
provide other added benefits to the development, such as permeable pavers or
raingardens.

An indication of how the water quality requirements are to be met should be
provided on revised site plans prior to the finalisation of the planning
assessment for this development.
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Oy Government of South Australia
In reply please quote:2021/00630, Process ID: 667239 &d

Enquiries to: Daniel Sladic sy,
Telephone: 7109 7872
E-mail: dit.luc@sa.gov.au

Department for Infrastructure
and Transport

TRANSPORT PLANNING AND
PROGRAM DEVELOPMENT

Transport Assessment

20 April 2021 GPO Box 1533
ADELAIDE SA 5001

ABN 92 366 288 135
Jordan Leverington

City of West Torrens

165 Sir Donald Bradman Drive

HILTON SA 5033

Dear Mr Leverington

SCHEDULE 9 REFERRAL RESPONSE

Development No. 21002880

Applicant Tracey Michaels

Location 364 Anzac Highway, Plympton
Proposal Construction of a carwash

The above application has been referred to the Commissioner of Highways in accordance with
Section 122 of the Planning, Development and Infrastructure Act 2016, as the prescribed body
listed in Schedule 9 of the Planning, Development and Infrastructure (General) Regulations
2017.

CONSIDERATION

This property abuts Cross Road and Anzac Highway, arterial roads under the care, control and
management of the CoH. At this location, Cross Road and Anzac Highway carry approximately
13,300 vehicles per day (2.5% commercial vehicles) and 32,500 (3% commercial vehicles)
respectively with both roads having a posted speed limit of 60km/h. The subject site is located
approximately 60 metres east of the Anzac Highway/Cross Road signalised intersection.

The subject site currently has existing access points on both Anzac Highway and Cross Road.
Access to the development is proposed to be via separate ingress (via Cross Road) and egress
(via Anzac Highway) points utilizing the existing crossover locations which is supported. All
movements will be limited to left in or left out only.

The Department for Infrastructure and Transport (DIT) has reviewed the Development Approval
Report produced by TMC (Job No. 20-034 DA, dated 14 March 2021) and concurs that the
traffic generated by this development will be easily accommodated by the adjacent road
network and that sufficient queuing capacity will be provided to ensure vehicles do not queue
back onto Cross Road.

The Department has released the ‘Advertising Signs Assessment Guidelines for Road Safety’
publication to assist with the review and assessment of advertising signs abutting the arterial
road network. DIT has reviewed the proposed signage against the above guidelines and
considers it meets the assessment criteria.

#16970472
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ADVICE

The Department Infrastructure and Transport supports the proposed development and directs
the planning authority to attach the following conditions to any approval:

1. All vehicles shall enter and exit the site in a forward direction.

2. All on-site vehicle manoeuvring areas shall remain clear of any impediments.

3. Stormwater run-off shall be collected on-site and discharged without impacting the safety
and integrity of the adjacent road network. Any alterations to the road drainage

infrastructure required to facilitate this shall be at the applicant’s expense.

4. The illuminated signage shall be limited to a low level of illumination so as to minimise
distraction to motorists (£150cd/m2).

5. The signage shall not contain any element that flashes, scrolls, moves or changes, or
imitates a traffic control device.

Yours sincerely

MANAGER, TRANSPORT ASSESSMENT
for COMMISSIONER OF HIGHWAYS

#16970472
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7 REVIEW OF ASSESSMENT MANAGER DECISION
Nil

8 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER
Nil

9 RELEVANT AUTHORITY ACTIVITIES REPORT
9.1 Activities Summary - August 2021
Brief

This report presents information in relation to:

1. Any development appeals before the Environment, Resources and Development (ERD)
Court where the Council Assessment Panel (CAP) is the relevant authority;

2. Other appeal matters before the ERD Court of which SCAP are the relevant authority;

3. Any deferred items previously considered by the CAP

4. Summary of applications that have been determined under delegated authority where CAP
is the relevant authority; and

5. Any matters being determined by the State Commission Assessment Panel (SCAP).

RECOMMENDATION

The Council Assessment Panel receive and note the information.

Development Application appeals before the ERD Court

CAP is the relevant authority

DA Number Description of development Status

211/356/ 2016/A | 50 Davenport | Variation to Development Judgement and Court Order
Terrace, Application 211/356/2016 - issued 16 July 2021 - copy
RICHMOND Increase Group ‘C’ building from | attached

3 storeys to 5 storeys containing
a total of 98 dwellings (38
additional dwellings)

211/1143/2020 | 25 Mortimer Demolition existing structures Appealed by applicant.

Street, and construction of 2 residential | Compulsory conference

KURRALTA flat buildings, the front building held 15 July 2021.

PARK comprising 2 x 3-storey Compromise proposal to be
dwellings and 1 x 2-storey presented at September

dwelling, all including a roof top | CAP meeting.
alfresco and car parking; the
rear building comprising 3 x 2-
storey dwellings all including a
roof top alfresco and car
parking; front fencing and
perimeter retaining walls and
fencing
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SCAP is the relevant authority

Status

THEBARTON

development, incorporating
commercial tenancy, 2 storey
car park, 9-storey residential flat
building, four x 3-storey
residential flat buildings and car
parking

211/M015/19 1 Glenburnie Six-storey residential flat Compromise Plans have
Terrace, building (32 dwellings) & been received by SCAP
PLYMPTON associated car parking and referred to Council for
comment. To be tabled at
future SCAP meeting - to be
heard in confidence.
No further update available.
211/M022/17 79 Port Road, | Multi-storey mixed use Compromise plans have

been received and Council
comments provided to
SCAP 09 November 2020.
The compromise proposal
was scheduled for
conciliation conference

28 January 2021.

No further update available.

Deferred CAP Items

Nil

Development Applications determined under delegation (CAP is the relevant authority)

Awaiting PlanSA Portal functionality to report on relevant applications.

Development Applications pending determination by SCAP

DA Number Reason Address Description of
for referral development

211/M135/21 Schedule 10 1 Selby Street, Kurralta Construction of a 10-storey

Lodged 16/03/21 Park residential flat building with
associated car parking and
site works.
Under Assessment

211/M134/21 Schedule 10 4-10 Railway Terrace Mile | Construction of a mixed use

Lodged 16/03/21

End

residential/commercial
development comprising

2 x residential flat buildings
comprising 6 dwellings and
28 dwellings associated
landscaping, carparking and
public realm improvements.

Under Assessment
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211/M129/21
Lodged 17/02/21

Schedule 10
(Council comments
sent through to
SCAP 18/03/21)

8 Eton Road, Keswick

Construction of a six (6)
storey mixed use building
comprising residential and
commercial tenancies
together with car parking
and landscaping.

Under Assessment

211/M030/18
Lodged 30/11/18

Schedule 10

192 Anzac Highway,
Glandore

Demolition of existing
structures and construction
of an eight (8) storey
residential flat building
comprising 40 dwellings,
including the removal of a
significant tree.

SCAP deferred matter at its
26/5/2021 meeting.

Conclusion

This report is current as at 2 August 2021.

Attachments

1. 50 Davenport Terrace, Richmond - Court Order
2. 50 Davenport Terrace, Richmond - Judgement

Item 9.1
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OFFICE USE ONLY
Case Number: ERD-20-000192
Date Filed: 13 July 2021

FDN: 24

ENVIRONMENT, RESOURCES AND DEVELOPMENT COURT OF SOUTH AUSTRALIA

No. 192 of 2020

BETWEEN

ADELAIDE WORKERS HOMES INC

Appellant
-and -
CITY OF WEST TORRENS
Respondent
ORDER
Judicial Officer: Commissioner Rumsby
Date of Hearing: 1 and 2 June 2021
Date of Order: 13 July 2021
Appearances: Mr J McElhinney, for the Appellant

Ms V Shute, for the Respondent

THE COURT ORDERS that:

1. The Appeal is dismissed and Council's decision is upheld.

DEPUTY REGISTRAR
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ENVIRONMENT, RESOURCES AND
DEVELOPMENT COURT OF SOUTH
AUSTRALIA

DISCLAIMER - Every effort has been made to comply with suppression orders or statutory provisions prohibiting publication that may apply
to this judgment. The onus remains on any person using material in the judgment to ensure that the intended use of that material does not

breach any such order or provision. Further enquiries may be directed to the Registry of the Court in which it was generated.

ADELAIDE WORKERS HOMES INC v CITY OF WEST
TORRENS

[2021] SAERDC 19
Judgment of Commissioner Rumsby

13 July 2021

ENVIRONMENT AND PLANNING - ENVIRONMENTAL PLANNING -
DEVELOPMENT CONTROL

Applicant appeal against the Council refusal to add two additional storeys and 43 dwellings to an
approved but not yet built three storey residential flat building - the uniquely large and
comprehensive land of the appellant, with its predominant three storey buildings, are at odds with
the medium density PA 19 provisions - visual impact on the prevailing residential character and
Davenport Terrace streetscape considered - whether imposes on nearby Historic Conservation Area
- independence of the Council's consultant planner considered and whether he has properly assessed
only the changes brought about under the variation application.

Held - Council's planner did not err in his approach and his evidence is accepted as being properly
formed as an independent expert - in the context of the exceptional circumstances and discordant
features, flexibility is required - the magnitude of the exceedance is excessive and not supported
given also the evident further impact on the prevailing streetscape and built character - appeal
dismissed and Council's refusal upheld.

Development Act 1993 (SA); Development Regulations 2008 (SA), referred to.

Town of Gawler v Impact Investment Corporation Pty Lid [2007] SASC 356, Paradise
Developments Pty Ltd v Nature Conservation Society of South Australia Inc (1990) 59 SASR 239;
Hassen v Murray Bridge District Council (1984) 35 SASR 448; Alexandrina Council v Strath Hub
Pty Ltd [2003] SASC 382, (2003) 129 LGERA 389; Mar Mina (SA4) Pty Ltd v City of Marion &
Anor [2008] SASC 120; City of Charles Sturt v Haitch [1999] SASC 824; Nadebaum v City of
Mitcham [1995] EDLR 589, considered.

Appellant: ADELAIDE WORKERS HOMES INC Counsel: MR J MCELHINNEY - Solicitor:
GRIFFINS LAWYERS

Respondent: CITY OF WEST TORRENS

Hearing Date/s: 01/06/2021, 02/06/2021
File No/s: ERD-20-192

B

Counsel: MS V SHUTE - Solicitor: KELLEDY JONES
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(3]

ADELAIDE WORKERS HOMES INC v CITY OF WEST TORRENS
[2021] SAERDC 19

THE COURT DELIVERED THE FOLLOWING JUDGMENT:

Adelaide Workers Homes Incorporated (“AWH”) has appealed against the
decision of the City of West Torrens (“the Council”) to refuse its application to
add a further two storeys to the approved three storey residential flat building
termed ‘Building Group C’ (“Building C”) located centrally to the AWH’s
substantial Davenport Terrace, Richmond housing estate.

Mr J McElhinney, of counsel, appeared on behalf of AWH. Messrs D
Dawson, a consultant town planner, and P Weaver, a consulting traffic engineer,
both prepared written statements, and gave expert oral evidence. Mr J Phillips, a
qualified chemical engineer, produced a statement of evidence in respect of a waste
management plan he had prepared. He appeared briefly before the Court but was
not required for cross-examination. Lastly, Mr J Hooper, chairperson of the AWH
and managing partner of HLB Mann Judd Accountants — who, under contract,
provide accounting and various business services to AWH — also prepared a
written statement and gave evidence.

Ms V Shute, of counsel, appeared on behalf of the Council. She called Mr B
Fewster, a consultant town planner retained by the Council from time to time, to
provide written statement and give expert oral evidence.

At the commencement of the hearing and in the presence of the parties the
Court viewed the subject land and its, largely agreed, locality.

Background

As set out in the written statement of Mr Hooper,! the AWH is a charitable
organisation established in 1898 under a bequest of the late Sir Thomas Elder to
provide affordable housing for working men and their families. Its affairs are
administered by a board of trustees. While it has largely been self-funded, it has
also been the beneficiary of Federal and State Government grants to assist it in its
goals of providing affordable housing.

The AWH has adapted to changing social mores and needs since it was first
incorporated and its name change recognises its role to provide affordable housing
for all low-income workers, including women, and now also retired workers. Its
clientele “... are sourced via the organisations’ website, via internal referral from
existing tenants and/or via direct advertising online ...”” using various real estate
search engines.

1 Exhibit A3.
2 Exhibit A3, p 4, section 3.3.
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7 Tenants must meet strict eligibility criteria in respect of their salaried income
and/or assets in order to qualify for AWH accommodation. Upon acceptance,
tenants are expected to conform with a tenancy agreement, the standard wording
of which was attached to Mr Hooper’s statement. That agreement covers matters
including the rights and obligations of tenants and the landlord; the terms of
payment and consequences of any default; the grounds of termination of a tenancy;
notice requirements where a tenant seeks to vacate a tenancy; and the like.
Relevantly, under the standard tenancy agreement terms,’ the AWH undertakes to
provide one allocated car park space per unit and to preclude the parking of visitors
in the common, or community, areas on-site, matters which Mr Hooper conceded*
may need to be reviewed — to which I refer later.

8 The Davenport Terrace, Richmond housing estate in which the subject,
Building C, is centrally located is undergoing a comprehensive redevelopment.
The land has largely been cleared of the former 1960s era buildings, and a
comprehensive new building form has been introduced with the construction of
two of the five approved three storey residential flat buildings — stage one
(Building D on the north-western corner of Davenport Terrace and Ellen Street)
having been completed and occupied, whilst stage two (Building E on Ellen Street)
has just been completed but, at the time of hearing, was yet to be occupied.

9 This comprehensive redevelopment is being undertaken pursuant to an earlier
development approval which the subject proposal secks to further vary, but
essentially only in respect of the subject Building C. The background to the
substantive development approval and the works presently underway within the
estate was usefully summarised by Mr Dawson:?

Adelaide Workers Homes lodged Development Application 211/356/2016 with Council on
10 April, 2016 for the following works:

. Land division creating fifteen (15) Community Titled Allotments;
. Demolition of existing buildings;

. Construction of seven (7) two to four storey residential flat buildings comprising 218
dwellings and

. Ancillary office, car parking, communal facilities, outbuildings, landscaping and
access ways.

The application was considered, and refused by Council’s Development Assessment Panel
on 9 August, 2016. A subsequent appeal was lodged by Adelaide Workers Homes and a
compromise proposal for a reduction in the height of the central building (identified as

Exhibit A3, p 10, attachment A, clause 25.2.
T,p9 117
5 Exhibit A2, p 6, section 2.2.
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Group C upon the plans) was put to, and accepted by, Council. An order was issued by the
Court on 17 November 2016 granting consent to the compromise proposal.

The approved development consists of seven residential flat buildings ranging in height
from two to three storeys with a total of 218 dwellings and 254 car parks along with several
community and private landscaped areas.

Construction of two of the approved residential flat buildings has been completed with the
clearance of the site and construction of the remaining approved buildings on going. It is
understood that the construction of the three-storey residential flat building on the corner
of Davenport Terrace and Milner Road 1s due to commence in the coming weeks.

Subject Land

The land the subject of this matter occupies, as I have said, the central portion
of a 1.91ha holding of AWH at Richmond. The housing estate is a large, regular,
land holding comprising eight contiguous allotments collectively referred to as 48-
50 Davenport Terrace, Richmond. It enjoys a 175m, or thereabouts, frontage to
Davenport Terrace on its northern boundary, a 106.5m Ellen Street frontage on its
western boundary, and a 109.6m frontage to Milner Road on its eastern boundary.
The holding’s southern boundary is lined by housing, primarily detached
dwellings, fronting the eastern deviation of Ellen Street.

As the proposal is confined to a variation of the approved height of Building
C, and also a minor variation to its basement car park layout, with no change to the
approved access arrangements, and only a minor change to the common car
parking areas to accommodate the proposed waste management arrangements, I
consider the ‘land’ the subject of this matter to be confined essentially to the
building floor plate of Building C. I do not regard the whole of the 1.91ha holding
as being the “subject land”.

On my calculations, the subject land occupies an area of 2,550m?, or
thereabouts. It is setback some 53m from Ellen Street, 29m from its Davenport
Terrace frontage, behind common garden and car parking areas, and some 60m
from Milner Road, ostensibly behind Buildings A and B which, when constructed,
will occupy much of that street frontage. The subject land is also some 40m from
its southern boundary with the established Ellen Street residential properties —
which, under the substantive development approval, will be lined by 15 two-storey
‘townhouses’ in two groups, referred to as Buildings F and G, separated by a
common garden and recreational area.

The land the subject of this variation-only proposal is cleared. It sits over a
bitumen-paved roadway and its circular turnaround. From my observations at the
view, the existing ground level around the subject Building C floorplate will need
to be raised somewhat to match with the completed finished ground levels and the
associated carpark and common roadway levels of abutting Building E.
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Locality

The two town planning experts each considered and defined a locality for the
purposes of making their planning appraisal of the proposal. Both based their
locality boundaries on their understanding of the extent to which the subject
proposed building at its proposed additional height would be visible.

The locality boundaries of both experts extended to the south roughly as far
as Keswick Creek, and west as far as Hill Place, a cul-de-sac off Davenport
Terrace, some 75m west of Ellen Street. To the north of Davenport Terrace, Mr
Dawson’s locality extended some 100m taking in three or four residential
properties beyond those fronting Davenport Terrace itself, whilst Mr Fewster’s
locality was confined essentially to the Davenport Terrace-fronting properties
alone, but extending north along Washington Street given its direct line of sight to
the proposed Building C. The planners adopted the same approach to defining the
castern boundary of their respective localities. Mr Fewster confined the eastern
edge of his locality to the Milner Road-fronting properties only, but with an
easterly projection along Frederick Street from where the proposed Building C
could be viewed. He also extended his locality boundary east along Davenport
Terrace, albeit, on my assessment, there would be very limited line of sight from
that part of the locality. On the other hand, Mr Dawson’s eastern locality boundary
extended for a distance of some two or three residential properties, or some 75m,
east of Milner Road.

Whilst little turns on the minor differences between the respective locality
boundaries, I adopt the locality as defined by Mr Dawson, but would extend it
marginally north along Washington Street and east along Frederick Street.

The town planning witnesses largely agreed the established features and land
use context of the locality, which Mr Dawson helpfully described as follows:®

The locality is characterised by low to medium density residential development in the form
of single and two storey detached dwellings, two storey residential flat buildings, single
storey group dwellings and two storey row dwellings. The surrounding dwellings display
a range of styles, age and external materials. Residential vards are generally well
landscaped with a mixture and scattering of landscaping and mature trees within the road
reserves.

Residential development on the eastern side of Milner Road is a mixture of older, original
single storey dwellings (both detached and semi-detached, some of which are designated
as Contributory Items) with newer infill development in the form of two storey detached
dwellings and residential flat buildings...

Keswick Creek is an open drainage channel located along the southern edge of the locality.

Davenport Terrace acts as a connector road linking the local area to South Road to the east
and Brooker Terrace to the west. Milner Road connects Sir Donald Bradman Drive to the

6 Exhibit A2, pp 6-8.
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north, past Richmond Oval to Richmond Road (via Holder Avenue) to the south. Davenport
Terrace has a road reserve width of approximately 21 metres and Milner Road a road
reserve width of approximately 20 metres. Both streets have designated/line marked on-

street parking bays. Other streets within the locality are generally of a lower order and
width.

Non-residential development is limited to the café and hairdresser on the corner of Ellen
Street and Davenport Terrace ...

Overall, the locality displays a medium to high level of amenity on account of the
maintained homes, landscaped gardens and reasonable quality public realm improvements.
There appears to be a higher level of traffic and movement through the locality than would
be anticipated in an inner suburban residential context on account of the higher order nature
of Davenport Terrace and Milner Road as well as the proximity to, and connect [sic] with,
South Road and Sir Donald Bradman Drive.

Key features of the broader neighbourhood are shown within the Neighbourhood Plan
included within Appendix 2. These include:

. Richmond Oval to the south east;
. commercial development along South Road to the east;

. commercial development along Sir Donald Bradman Drive to the north including the
Hilton Plaza Shopping Centre;

. the City of West Torrens Civic Centre, Hamra Centre and Memorial
Gardens/playground to the west; and

. Cowandilla Learning Centre and Cowandilla Primary School and Children’s Centre
to the west.

I also note that whilst Mr Fewster similarly considered the amenity of his
locality to be “relatively high”, he did not regard the AWH estate as a positive
contributor to that prevailing residential character, where he opined® “/ do not
consider the existing buildings and associated car parking on the subject land to
contribute positively to the existing amenity of the area. In particular, the buildings
are considered to contrast with the existing character by virtue of their three-
storey height and considerable bulk, their siting close to the road frontages and
their somewhat dated architectural style.” — a topic to which I will later return.

Proposal

The proposal involves a variation to the comprehensive redevelopment of the
AWH land at Davenport Terrace, Richmond (Development No. 211/356/2016)
approved on 17 November 2016 pursuant to consent orders of this Court. As I
have said, it is proposed to add two building levels to the approved, centrally-
located, Building C, bringing the total building height above the finished (raised)

7 Exhibit R2 at [34].
8 Exhibit R2, p 9, para 35.
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ground level to 17.5m. A similar palette of materials and colours have been applied
to the proposed building, having complementary design features and architectural
‘language’ as was originally approved for Building C as a three storey building.

Also proposed is a minor re-design of the basement car park to bring it into
conformity with the pertinent Australian Standards.

The consequences of these proposed changes, in summary, are:

e 43 additional dwellings (14 one bedroom/ 29 two bedroom), including the
conversion of an ancillary office to a dwelling;

e  four fewer basement car park spaces; and

e  minor changes to the plaza deck, in particular, the configuration of the void
and the raised landscape bed, and also the feature screens.

Under the proposed changes, Building C would accommodate, in total, 100
dwellings (31 one bedroom/69 two bedroom) and 74 basement vehicle parking
spaces. The changes to the AWH estate, as a whole, would provide for a total of
261 dwellings (103 single bed or studio apartments; 137 two bed apartments; 5
three bed apartments; and 15 three bed “townhouses”). It would be served by a
total of 246 car spaces, the majority of which are to be provided in at-grade
common areas around the AWH land, except for the 74 basement spaces under
Building C, and the 32 spaces dedicated to Buildings F and G on the estate’s
southern boundary.

Also submitted by the AWH for hearing purposes was a waste management
plan® for the housing estate, as a whole. Among other things, it confirmed the
storage locations throughout the AWH estate for the various waste streams.
Consideration was also given to the practicalities of on-site manoeuvring within
car parking areas. As a consequence, minor changes were proposed to the car
parking areas already established for completed Buildings D and E, and for the
future car park of Building B. Those changes were limited to designating new bin
locations, providing backing spaces for ‘blind aisle’ parking areas, and relocating
a number of disabled parking spaces.

The proposed variation requires a development approval which, within the
Residential Zone (RZ) and its Medium Density Policy Area 19 (PA19), is neither
listed as a complying nor non-complying kind of development, and falls to be
determined as a consent on-merit matter. As this proposal seeks to vary an approval

®  Attached to Exhibit A4.
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which had been categorised and processed as a Category 3 matter, the same
procedures, as required,’® were followed in this matter.

Development Plan provisions

I consider the following provisions, from the consolidated 12 July 2018
edition of the West Torrens Council Development Plan, to be of particular
relevance in this matter:

Zone Section

Residential Zone

Objectives: 1,2, 3 and 4

Desired Character

Principles of Development Control: 1, 5,7, 10, 12, 15 and 16

Medium Density Policy Area 19

Objective: 1

Desired Character

Principles of Development Control: 1, 2, 3, 5 and 6

General Section

Crime Prevention

Objective: 1

Principles of Development Control: 1, 2, 3, 5 and 6

Design and Appearance
Objective: 1
Principles of Development Control: 1, 4, 5,9, 10, 13, 14 and 19

Energy Efficiency
Objective: 1
Principle of Development Control: 2

Hazards
Objective: 4
Principles of Development Control: 2, 4, 5, 6 and 7

Historic Conservation Area
Objectives: 1 and 3
Principle of Development Control: 1

Medium and High Rise Development (3 or more storeys)
Objectives: 2, 3.4 and 7

10 Refer s 39(7)(c) Development Act, 1993.
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Principles of Development Control: 1, 3, 4, 5, 6, 7, 14, 15, 16, 18, 20, 21, 22, 25,
26, 27 and 29

Orderly and Sustainable Development
Objectives: 1 and 4
Principle of Development Control: 1

Residential Development

Objectives: 1, 2, 3,4 and 5

Principles of Development Control: 4, 5, 6,7, 8,9, 10, 11, 12, 13, 18, 19, 21, 22,
23, 24, 25, 29,30, 31. and. 32

Transportation and Access

Objective: 2

Principles of Development Control: 8, 34, 35, 36(h), 37, 39, 40, 42, 43, 44, 45 and
46

Preliminary Arguments
- Council Expert Independent?

Counsel for the appellant questioned why Mr Fewster did not disclose in full
the breadth of his prior involvement with the proposal. Counsel put that, as the
Council’s contracted consultant planner engaged to assess and report on this matter
when before it as the primary planning authority, together with his appearances as
the Council representative at the joinder application hearing, the preliminary
conference and a conciliation conference before the Court, this compromised his
independence. Counsel said'' that whilst Mr Fewster was entitled to be accepted as
an expert, he cannot be considered to be independent, unlike Mr Dawson who had
no prior involvement in this matter until his instructions in the course of the Court
proceedings. It was submitted’ that, as such, where Mr Fewster’s views depart
from those of Mr Dawson, Mr Dawson’s views should be preferred.

In Mr Fewster’s statement of evidence he summarised his relevant
qualifications and employment history. He identified that in his own private
practice he was also contracted to a number of councils to provide planning
services. He failed, however, to identify his current contract with the City of West
Torrens.

1T, p 101, 11 1-9; 30-36.
2 T, p 107, 11 27-32.
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He also listed® all of the documents and reports that he had relied upon in
informing his opinions in this matter, including the Council administration report.
Inexplicably, however, he did not identify that he had authored that report.

Whilst Mr Fewster’s prior involvement in this matter was in plain sight in the
Council book of hearing documents and Court records, it is a little baffling why
this was not made clear in his statement. On my assessment, Mr Fewster simply
appears to have been oblivious to the desirability of fully disclosing that he had
first formed his opinions in this matter in the course of his assessment and reporting
on the proposal when it was before the Council. This is revealed in his response to
cross-examination when questioned as to why he did not disclose his prior
involvement, when he said ... “(i)t’s of no relevance at all ... I assess what’s in
front of me and I prepared my statement on that basis.”"

Counsel for the Council said® that, as has been the Court’s practice in these
de novo hearings, council planners who have assessed and reported on the proposal
have ordinarily been accepted as independent experts. I note, in this respect, that it
is ordinarily accepted that the Council planner’s role will also entail explaining
their appraisal to the development applicant and their agents, and advising,
broadly, as to what measures, if any, are needed to be made in order to secure their
support. Such a limited role does not, however, disclose an issue which vitiates
their independence and objectivity, and hence their acceptance as an independent
expert.

Consultant town planners engaged by the proponent, on the other hand, can
find themselves contributing from the outset to the design brief for, and refinement
of the proposal; strategising how the relevant authority and the public notification
process is to be ‘managed’; appearing at Panel meetings on behalf of the
development applicant in responding to representors; and, as part of the project
team, advising as to actions required to secure an approval and executing the
project, including the case to be presented before the Court. Where they do so they
run the risk of being so entwined to the course plotted by the proponent, or
‘wedded’ to the scheme, that they are unable to detach themselves from it. Where
the consultant planner has had such an intimate knowledge of, and deep
engagement in, the proposal they may be considered to no longer be at a sufficient
arm’s length from the scheme and its outcomes as to be regarded as truly
independent.

This is, of course, not a matter which the council planner is burdened with.

That Mr Fewster failed to disclose his prior involvement in this matter does
indeed raise the Court’s heightened sensitivity to these considerations. However, [

13 Properly, as required pursuant to the Court’s Practice Direction 6.
Y T, p62,1117-22.
5 T,p 108,11 7-21; p 109, 1 2-11.
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am satisfied that he had formed his views and gave expert evidence in an impartial
manner at arm’s length from the Council case. Indeed, there can be no suggestion
that he was unable to objectively revisit matters or new material put before him
given his preparedness to discard the traffic and parking, and waste management,
concerns as he had originally expressed in his report to the Council. Further, that
his opinions in respect of the suitability of the scale/mass and visual impact of the
proposal have been unwavering since his initial report was prepared for the
Council cannot, of itself, be construed as evidence of his lack of objectivity.

- Variation-only Proposal

Counsel for AWH submitted that Mr Fewster had erred by failing to confine
his assessment of the proposal to only those changes proposed in this matter —
being an application to vary the terms of the substantive approval over the AWH
land. Counsel submitted that, as required under s 39(7)(c) of the Development Act,
1993, as a variation application, the assessment in this matter is limited to the
matters sought to be varied, and not features of the substantive approval which are
not the subject of the variation.

Counsel for AWH put'® that Mr Fewster was simply unprepared to accept any
intensification of a development that he considered should not, in the first instance,
have been approved.

Mr Fewster was indeed critical of the existing development approval which
he said was “a little disappointing in terms of what could have been achieved.”"
He also observed and detailed the variances of the AWH land, as a whole, from
the prevailing features and character of its wider locality. However, Mr Dawson
had made similar observations,’® and there is little disagreement as to the
discordant, or non-conforming, features of the AWH land with the prevailing, and
desired, character.

Mr Fewster confirmed that he understood that Building C was not a new
building but a variation to an approved building. He further said® that his analysis
focussed on the consequences of that variation and not the AWH land as a whole,
and that it was the proposed additional two floors that, in his view, would produce
an unacceptable and excessive building height and mass. In this respect, he said®
that whilst he had concerns with the ... overall scaling and density, and the
closeness of buildings to the road frontages ... (under the substantive approval for
the AWH land) ... this proposal just tips it far, far over the edge.”

16 T, p 107 11 34-35.
7 T,p67,13.

18 T,p 55, 114-12.
19 T,p67,17.

20 T,p66, 11 1-4.
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Mr Fewster, in my view, had properly confined himself to the consequences
of this variation-only proposal and did not err in his approach to the assessment of
this matter.

Discussion

The visual and other amenity impacts of the proposal on surrounding
residents, particularly those to the south of the AWH land, was one of the three
outstanding issues set out in the joint statement prepared by the town planning
witnesses as ordered by the Court.?! However, this was not seriously pursued at the
hearing,? and there was general agreement between the parties that, in the
circumstances, any overlooking or overshadowing arising from the proposed
additional two floor levels would not be unreasonable. Further, noise and other
allied activity impacts which may arise given the addition of 43 households to the
AWH estate, in the context of the total number of dwellings on the estate, was also
considered to be a minor matter.

The remaining matters on which the town planning experts formally?*
disagreed were:

1. the degree to which the character and amenity of the locality will be
impacted; and

2. the degree to which the Historic Conservation Area will be impacted.
I consider these matters in turn.

Character and Amenity Impacts
Medium Density Policy Area 19

Objective 1: Development that contributes to the desired character of the policy area.

DESIRED CHARACTER

Allotments in this policy area will be at medium density, accommodating a range of
dwelling types including semi-detached, row and group dwellings, as well as some
residential flat buildings and some detached dwellings on small allotments. There will be
a denser allotment pattern close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones.

New buildings will contribute to a highly varied streetscape. Buildings will be up to 2
storeys, except for allotments fronting Brooker Terrace, Marion Road and Henley Beach
Road, and overlooking the Westside Bikeway, where buildings will be up to 3 storeys in
height and provide a strong presence to streets. Garages and carports will be located behind
the front facade of buildings.

21 Exhibit R3.
2 T,p 75 1122-31; T, p 76, 11 9-22.
23 Exhibit R3.
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Development will be interspersed with landscaping, particularly behind the main road
frontage, to enhance the appearance of buildings from the street as viewed by pedestrians,
provide an appropriate transition between the public and private realm and reduce heat
loads in summer.

Design and Appearance
PRINCIPLES OF DEVELOPMENT CONTROL

1 Buildings should reflect the desired character of the locality while incorporating
contemporary designs that have regard to the following: (a) building height, mass
and proportion (b) external materials, patterns, colours and decorative elements (c)
roof form and pitch (d) fagade articulation and detailing (e) verandas, eaves, parapets
and window screens.

Medium and High Rise Development (3 or More Storeys)
PRINCIPLES OF DEVELOPMENT CONTROL

1 Buildings should be designed to respond to key features of the prevailing local
context within the same zone as the development. This may be achieved through
design features such as vertical rhythm, proportions, composition, material use,
parapet or balcony height, and use of solid and glass.

42 In Mr Fewster’s opinion, notwithstanding its positioning towards the middle
of the AWH estate, Building C, at its proposed additional height, would materially
impact on the character and amenity of the locality. He said* that views of it would
be available from between the three storey buildings on the surrounding street
frontages; from residential properties on its southern boundary; and variously
throughout the locality. He further considered that uninterrupted views would be
available from large sections of Davenport Terrace, and also from Washington
Street to the north and Frederick Street to the east.

43 In Mr Fewster’s view, the proposal “... would tower over the
existing/proposed lower perimeter buildings ... which are only two and three
storeys high, and would visually intrude upon and overwhelm the adjacent
streetscapes and rear yards of adjacent residential properties ... (to the south)”.*

44 He considered that the addition of two floors would create a materially
greater building mass and form than had been approved and would further

2 T, p 73, 11 10-19; and Exhibit R2 at [54]-[56].
23 Ibid, p 13 at [54].
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emphasise the discord of the AWH land with the widely prevailing one and two
storey residential character.

On the other hand, Mr Dawson considered that, in light of the three storey
residential flat buildings approved on the street frontages of the AWH land,
Building C, at its additional height, would largely be obscured from view. This, he
said, was highlighted in the sightlines plan attached to his statement of evidence.
He opined® that ... (i)n those locations where a view between buildings, or over
the top of them from locations further afield, is possible the bulk and scale of the
three storey buildings (or the two storey townhouses from views from the south)
in the foreground will be the most dominant visual element. The view of Building
C either behind or past those buildings will be a secondary consideration that will
ultimately be sofiened and screened by the proposed landscaping across the
subject land.”

He further said* that notwithstanding “... the additional levels will be visible
from ... (these more limited or distant locations) ... the extra height and bulk of
the building will be seen within the context of the ... (whole of the AWH estate)

. and not within the broader single to two storey context of the surrounding
suburb.”

Mr Dawson agreed that Building C would be most exposed to Davenport
Terrace given the wide expanse of the common car parking and landscaping area
between Buildings A and D. However, he considered that, from this vantage, the
height of landscaping proposed within the car parking and common garden areas
at maturity, as depicted in Section B-B on the sightlines plan,* together with street
trees along Davenport Terrace, would soften the visual impact.

The sightlines plans relied upon by Mr Dawson identify the relative building
heights and angle of vision for pedestrians from the selected viewpoints only. They
show that from those sections of surrounding streets where the perimeter buildings
are positioned directly in front of Building C it will not be in view. However, this
does not disclose that Building C won’t be seen nor make an appreciable impact
on the characteristics of the AWH land as viewed by persons walking and driving
its surrounding streets or, generally, in the wider locality.

Along the exposed sections of Davenport Terrace, Building C will appear as
the centre-piece, or focus, of the AWH development. The wide expanse of the
common, unbuilt upon, land (of some 66m) will give it considerable exposure from
its northerly aspect regardless of the ‘softening’ that may in future be achieved

=]

¢ Exhibit A2, Appendix 3.
7 Exhibit A2, pp 13-14.

% Exhibit A2, p 14 at [2].
Ibid.

[

[
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with the maturing of the predominantly deciduous trees planted in the car parking
area, and approved for the common garden area forward of Building C.

Building C at its additional height will, in my view, have a strong and
discordant presence to Davenport Terrace and will appear as a tall and intrusive
clement as viewed from within, and beyond, the locality. From more distant
vantages throughout the locality, I also expect that Building C will largely appear
as an ‘outlier’ above the prevailing, albeit variable, building heights. Although not
the element of the AWH land that has the greatest street presence, it is a discordant
element, and one that will further highlight and worsen the discord of the AWH
land with the desired and more widely prevailing character.

Heritage Conservation Area Impacts Acceptable?

There is no statement in respect of the Historic Conservation Area’s
(“HCA’s”) historic value. Further, as the HCA is not directly involved in this
matter, I consider the most relevant provisions is:

Historic Conservation Area
Objective 1: The conservation of areas of historical significance.

The HCA at Richmond is depicted* on land opposite Milner Road from the
AWH estate. It is a compact area, bounded to the north by Davenport Terrace, and
by Richmond Oval to the south. It extends almost as far as the South Road
commercial strip on its eastern boundary.

The HCA includes, on Milner Road, predominantly, early 20" Century single
storey, face brick, detached and semi-detached dwellings of hip/gable rooves and
traditionally-composed window detailing with sunhoods, verandahs and simple
ornamentation — a number of which are identified as ‘contributory items’.>* Behind
the street-fronting Milner Road dwellings are buildings of somewhat mixed
architectural style and construction eras.

Mr Fewster acknowledged that whilst the primary visual impact would arise
from the three storey buildings approved within the AWH estate, he said* that this
would be further “exacerbated” by the proposed five storey Building C.

On the other hand, Mr Dawson did not consider there to be any appreciable
heritage conservation impact.

Building C is 70m, or thereabouts, from the HCA boundary and some 85m
from the nearest contributory items on Milner Road. The proposal does not impact

30" Refer West Torrens Council Development Plan Overlay Map WeTo/9.
31 Tbid.
32 Ibid.
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directly on the HCA nor, in my view, does it materially impact its Milner Road
streetscape given the siting of Building C largely behind approved three storey
residential flat buildings (Buildings A and B). Whilst the vertical projection of the
proposed two additional floors will be seen from the Frederick Street projection,
and glimpsed also along Milner Road between Buildings A and B (when
constructed), and elsewhere within the HCA, I consider that the additional building
height in the context of the approved scheme for the AWH land, and also the
distances involved, will have limited impact on the setting of contributory places
or the values of the HCA generally.

Whilst not one of the listed matters in dispute, * the cases presented by the
parties largely centred around the relevance of the PA 19 provisions given the
established, and approved, discordant features of the AWH land, as a whole.

Has the desired maximum building height been rendered redundant?

Medium Density Policy Area 19
Objective 1: Development that contributes to the desired character of the policy area.

DESIRED CHARACTER

Allotments in this policy area will be at medium density, accommodating a range of
dwelling types including semi-detached, row and group dwellings, as well as some
residential flat buildings and some detached dwellings on small allotments. There will be
a denser allotment pattern close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones.

PRINCIPLES OF DEVELOPMENT CONTROL

3 Dwellings should be designed within the following parameters:

Parameter Value

Minimum setback from primary road frontage JAmetlres
Minimum sethack from secondary road frontage 2 metres
Minimurn setback from back boundary E metres

Maximum site coverage (the area of a site covered by 60 per cent
the ground floor level of a building, including the

dwelling, garage, carport and outbuilding, but exciuding

unroofed balconies, verandas and pergolas)

Maximum building height {from natural ground level) Allotments fronting Brooker Terrace, Marion
Road and Henley Beach Road, and
overiooking the Westside Bikeway: three
storeys or 12.5 metres

All other locafions: two storeys or 5.5 metres

33 Exhibit R3.
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It was agreed, as I have previously said, that the AWH land was a uniquely
large property in the policy area, developed at some odds with its surrounds.*

Mr Dawson also acknowledged® that notwithstanding the land’s unique
circumstances, “...(i)t doesn’t mean, necessarily, you can do what you like in ...
(the)... centre (of the estate); there’s still limits ...”. However, in his view, the
upper limit to the acceptable building height was only reached when the
undesirable consequences of that building height became evident, where he said,
that “... (y)ou will obviously get to a point that it is too high and starts to get visible
Jfrom around the locality and starts fto overbear and overshadow. I don’t think two
[floors are doing that, at this stage, but I think there is some leeway to look at an
additional height and additional density on that site because of its unique size and
development that’s already been approved ...”.

Counsel for AWH said that the policy settings of PA 19 “... must be
considered, but to what effect... (for) ... this particular development ...” in all of the
above circumstances. He said that the practical consequences, given the
misalignment of the AWH land with those policy settings, is that they have been
made “redundant.””

Mr Fewster acknowledged® that the maximum building height provisions set
out under the policy area could not be applied as a mandatory requirement — as it
was not his understanding that that was how “... a Development Plan should be
read...”.

Whilst he acknowledged the need for flexibility, and a “balanced”* approach
with respect to the height (and density)* outcomes for Building C, in its context,
he considered that the «... significant departure ...”*"" from the desired maximum
building height (17.5m vis-a-vis 8.5m maximum) was well beyond that which
could reasonably be contemplated.

Both parties sought to rely on the guidelines laid out by the Supreme Court
in the matter Town of Gawler v Impact Investment Corporation Pty Ltd* as to the

* Including where Mr Dawson said that the AWH land was “... definitely divergent from the locality
around it, particularly given how close some of these buildings are sited to the frontages. I don’t know
there’s any other examples of that ... it is quite different and distinct from the locality and even the
broader locality around it.” Per T, p 55, 11 4-12; and also Mr Fewster’s responses at T p 66, 11 16-18;
and T p 67,11 13-15.

3 T,p 55,11 19-31.

6 Tbid.

7T, p 103, 136.

3 T, p 76-77; 11 38 and 1-2 respectively.

® T,p76,11L.

40 Exhibit R2, p 12 at [49] and [50] and p 14 at [63] and [64].

4 Exhibit R2, p 12 at [53].

2 Town of Gawler v Impact Investment Corporation Pty Ltd [2007] SASC 356.
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circumstances in which a directly-applicable Development Plan policy may not be

followed.

Of the 10 criteria set out in /mpact, the following appear to be the most
relevant:®

7. Whether there is something unusual about the Development or the land on which it
1s to take place which makes the policy inapplicable or inappropriate;

8. ‘Whether other events have happened since the Development Plan was adopted which
make the policy redundant, either generally or in respect of this particular
development;

9. The probable effect of non-compliance with the policy on the planning objectives of
the Zone; and

10.  Whether non-compliance with the policy in this case is likely to encourage other
non-complying developments in the Zone.

I consider, firstly, criteria 7 and 8, together.

The citation noted under criterion 7, which I have removed, was Paradise
Developments Pty Ltd v Nature Conservation Society of South Australian Inc,* in
which the Supreme Court upheld an appeal against this Court’s refusal to a tourist
accommodation facility near the western cape of Kangaroo Island (“KI”) in the
General Farming Zone. Jacobs J agreed with the dissenting reasons given by
Commissioner Turner of this Court who observed the land’s largely natural and
heavily vegetated condition, and hence its essential inappropriateness for farming
of the type envisaged and within the general capability of the district. He
considered that, in these circumstances, the zone objectives could not practicably
be fulfilled given the land’s natural values, a matter of some importance under the
generally-applicable provisions for KI. Further, the general support under the
Development Plan for tourist accommodation and development of the nature
proposed, and given the difficulties of establishing such a development elsewhere
on KI, also played a part in that decision.

In this matter, there is no such contradiction in the underlying features, or
capability, of the land, nor the conflicting policies as was present in Paradise
Developments. There is no suggestion that the land use objectives for the subject
land, or the AWH land generally, cannot be met — the AWH land has been, and is
capable of being, put to its primarily intended purpose, even if some of the key
‘markers’ of the envisaged medium density residential development do not align
with what has taken place on the land. Further, that the proposal assists in meeting

4 On its face, it was unclear how Impact assists in this matter given that it was agreed that a departure
from the directly relevant policies was warranted in the circumstances — and that what was principally
in dispute was the magnitude of the proposed departure and its consequences.

4 (1990) 59 SASR 239.
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the social, or affordable, housing goals of the Development Plan does not render
the policy area provisions redundant. They continue to apply, albeit as was
accepted by the parties, some relaxation of the relevant development ‘standards’
was appropriate to assist in the accommodation being provided affordably.

68 The development goals, and the numeric values put against them, under the
Development Plan are not set aside in the subject circumstances where the desired
outcomes are not faithfully reproduced on-the-ground. Whilst the practical realities
confronting any particular situation need to be recognised, the provisions of the
Development Plan continue to serve as a practical guide* to be applied, including
in the subject circumstances.

69 As a variation-only proposal it will not be possible to retrieve a built outcome
on the AWH land which more faithfully aligns with the policy area provisions.
However, what is proposed will not be unnoticeable in the locality, nor will it be a
minor or inconsequential matter. It will intrude upon the Davenport Terrace
streetscape and be clearly evident variously throughout the wider locality where
its discordant built form and height will worsen the discord of the AWH land with
its surrounds.

70 With respect to criteria 9 and 10 of Impact, counsel for AWH put that given
the unique size and built features of the AWH estate, no consequences can be
expected to flow from a decision in this matter.

71 Counsel for the Council said that there were no other examples elsewhere in
PA 19, as far as the experts could recall, of buildings of the height of proposed
Building C. She put that such an unprecedented building height, as per Hatch*
(and Nadebaum?), whilst not a legal ‘precedent’ as such, meant that the Court
needed to tread warily. She further put that the proposal would materially change
the physical context and character of this part of the policy area and had the
potential to incrementally reframe the context against which any new housing
infill/redevelopment proposal in this locality was assessed — including the further
exceedance of the desired, maximum, building height of PA 19.

72 Notwithstanding the general policy support for the social housing product
proposed, and the acknowledged need for flexibility in the circumstances, it does
not support the introduction of an unprecedented building height in the policy area,
particularly as it will have an appreciable presence (for the above reasons) and will
further vary the character of the locality and hence have some influence in
informing decisions on future building heights in this locality.

4 Hassen v Murray Bridge District Council (1984) 35 SASR 448; Alexandrina Council v Strath Hub Pty
Ltd [2003] SASC 382, (2003) 129 LGERA 389 at [27]; Mar Mina (SA) Pty Ltdv City of Marion & Anor
[2008] SASC 120 at [40].

46 City of Charles Sturt v Hatch [1999] SASC 824.

47 Nadebaum v City of Mitcham [1995] EDLR 589.
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73 Nor does the context of the proposal lend support for the magnitude of the
variance from the maximum goal values applicable to this policy area — being
more* than 9.5m, or 205%, higher than the desired maximum building height, and
having a dwelling density more than double that identified in the Development
Plan* as appropriate for medium density housing.

74 For the above reasons, I assess that the proposed height (and form) of
Building C is excessive and unjustified, and hence does not merit approval.

75 Whilst not seriously pursued, nor considerations which I need to determine
given my decision in this matter, I make the following additional observations:

Additional Considerations

- Traffic and Parking

Medium Density Policy Area 19
PRINCIPLES OF DEVELOPMENT CONTROL

6 When a dwelling constituting affordable housing (as defined by the South Australian
Housing Trust Regulations as amended) is located within 400 metres of a centre, it
should be designed within the following parameters and have a minimum site area
(and in the case of residential flat buildings, an average site area per dwelling) not
less than that shown in the following table:

Parameter Residential

flat building
Site area 130 average
(square metres)

Minimum area of private 24 with a
open space for ground MnEMm
level dwellings dimension of
(square mefres) 3 metres
Minimum area of private 8 with a
open space in the form of  minimum

a baleony for dwellings dimension of
above ground level 2 metres
{square metres)

Minimum number of on 1
=ite car parking spaces
{one of which should be
covered)

4 17.5m vis-d-vis 8.5m (per PA 19, PDC 3) — not including the 400mm, or thereabouts, increase in the
existing ground level.
4 Exhibit R2, p 14 at [63] and [64].

10 August 2021 Page 224



Council Assessment Panel

Item 9.1 - Attachment 2

76

77

78

79

ERDC No. 192 of 2020
20

The evidence of Mr Weaver, the only expert traffic engineer called in this
matter, can be summarised as follows:

e  as a charitable, community-based, provider of social housing for low
income workers and retired persons, a reduced parking standard, as applies
to ‘affordable housing’, is also appropriate here;

e  Dbased on the car ownership of residents that have taken-up the first stage of
the AWH land, and having regard also to the car ownership generally in
AWH housing, a resident demand of 0.82 spaces per dwelling is appropriate
in this matter; and

e  arate of one car space per dwelling would also provide for a proportion of
the visitor parking demand to be met on-site, particularly given the general
accessibility of unassigned parking spaces in common areas.

Whilst the total pool of parking may be considered generally acceptable,*
there being only a minor shortfall (at 0.94 spaces per dwelling) from the accepted™
one space per dwelling ‘standard’, I note that a significant number of car spaces —
106 of the 246 spaces to be provided within the estate — are pre-assigned and/or
cannot be considered to be readily accessible to all visitors.

Further, it was observed® that access control measures have recently been
installed by the AWH in the form of a boom gate at the southern-most Ellen Street
entrance. In these circumstances, as acknowledged™ by Mr Hooper, visitors
wishing to access the estate at this location would be unable to do so without first
being provided with the access code.

Moreover, as I noted earlier, under the standard tenancy agreement,
residents can expect to be provided with one car space per ‘unit’. The AWH is also
expected to preclude visitor parking on-site, a matter that can be enforced by
having unauthorised (non-resident) vehicles towed away. I understand that these
terms are contained in the tenancy agreement stage 1 residents have entered into,
and also put to persons offered a unit in stage 2.

30" Prior to the hearing, the planners reached an agreement, refer Exhibit R3, that “vehicle movement”,

“traffic volumes™ and “car parking approach — based on a rate of one space per dwelling” were matters
that were not in dispute.

31 Exhibit R3.

32 Being the 32 spaces dedicated to the two “townhouse” stages, Buildings F & G, and also the 74 basement

car spaces in this matter which are unlikely to be considered generally accessible to visitors of dwellings

elsewhere throughout the estate.

A matter that Mr Weaver had not been given notice of, per Transcript, p 7,11 11-12, and which may not

have been approved.

T, p9,1129-37.

35 Attached to Exhibit A3, see clause 25.2.

3 Based on the responses of Mr Hooper where he said “... That’s the application form (inclusive of the
tenancy terms) we use for all of our estates, so not just the subject site ...” T,p 9 11 17-21.

53
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Mr Weaver (and presumably also the Council traffic advisor, Mr Siow)*” had
not been aware of the latter two matters, above, which only came to light in the
course of the hearing. This raises some concern with the alignment of the proposal
with the car parking principles on which basis this aspect of the proposal had been
assessed as satisfactory. %

Whilst these concerns may be alleviated, somewhat, by changes to the
tenancy agreements as Mr Hooper foreshadowed may be taken up, and changes
also to the management of access controls installed at the estate to allow for visitor
access, nothing was firmly before the Court in these respects.

Whilst the adequacy of car parking in the above circumstances remains of
concern, it was not a factor which I needed to decide upon given my decision in
this matter.

- High Design Standard?

COUNCIL WIDE
Design and Appearance

Objective 1: Development of a high design standard and appearance that responds to
and reinforces positive aspects of the local environment and built form.

Medium and High Rise Development (3 or More storeys)

Objective 3: Development that is contextual and responds to its surroundings, having
regard to adjacent built form and character of the locality and the
Desired Character for the Zone and Policy Area.

PRINCIPLES OF DEVELOPMENT CONTROL

1 Buildings should be designed to respond to key features of the prevailing local
context within the same zone as the development. This may be achieved through
design features such as vertical rhythm, proportions, composition, material use,
parapet or balcony height, and use of solid and glass.

ST T,p78,16.
%% Including by Mr Fewster as became evident in his evidence, where he said that the parking provided on-
site was at the “absolute limit” of acceptability, per T, p 77,127.
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4 Buildings should:

(b) be designed to reduce visual mass by breaking up the building facade into
distinct elements

Residential Development
PRINCIPLES OF DEVELOPMENT CONTROL

5 Residential development should avoid undue repetition of style and external
appearance.

Mr Fewster said that the design standard of Building C, and also the buildings
on the balance of the AWH land with which it was complementary, was
“disappointing” and that an opportunity had been missed to create a more
contextual design which better conformed with the characteristics of its surrounds.

He considered that the architectural treatment proposed for Building C was
repetitive and not “... of a high standard, in terms of the building form, detailing
and appearance.”® He further opined that the use of contrasting curved parapets,
blade walls and bright colours produced an “uninteresting” built form that would
worsen the apparent building bulk and mass associated with the proposed two
additional floors.

In response to questions from the Court, Mr Dawson acknowledged® that the
ground floor interface; the treatment of pedestrian entries; and the undercroft
element of the subject Building C, generally, was “not great”.* He said, however,
that he had confined his assessment of the proposal, including its design standards,
to the consequences of adding two floors over and above the existing approved
three storey residential flat building scheme rather than looking at Building C from
first principles.*

Nonetheless, he said that as well as adding two additional building levels, the
proposal also introduced changes to the built form and its composition by creating
a “base”, “middle” and “top” element, which conformed with the pertinent design

5 T, p67,13. He further said that the design “... could be a lot better, to better align with other principles
in the Plan as well ...”. T, p 66, 1122-24.

8 Ibid, p 13 at [60].

1 Tbid.

62 T,p58,1110-13 and 18-23.

& T,p67,13.

8 As is required pursuant to s 39(7)(c) of the Development Act, 1993.
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directions (per Medium and High Rise Development (3 or More Storeys) PDC
4(b)).

Whilst the proposed built design provides some articulation with the use of
recessed, and expressed, balconies, and also by stepping the building facade,
horizontally and vertically, on my assessment, only limited measures have been
taken to create distinctive elements to break up the building mass. There is also no
use of elements such as horizontal framing at lower levels, nor more lightweight
upper building elements, to assist in moderating its apparent height or bulk.
Further, the use of a high proportion of solid and repeated facade features and
strong masonry clements, together with the strong vertical design features of its
building core, does little to moderate its apparent bulk or mass.

Whilst the building design idiom adopted for Building C is complementary
to the balance of the estate, and hence a reasonable design response to its emerging
AWH context, on my assessment the design does little to mitigate its apparent bulk
and mass, and is questionably not of the high design standard expected for multi-
level buildings.

Conclusion

The nub of this appeal is whether the height and form of proposed Building
C is appropriate in the context of the established, and discordant form of
development on the AWH land — and whether its departure from the policy area
maximum building height goals is reasonable in the circumstances.

On my planning appraisal, having regard to the circumstances of the land and
its surrounds; the relevant Development Plan provisions; the evidence; as well as
the features observed at the view, I consider the exceedance of the goal, maximum,
building height to be excessive. | acknowledge that the emerging three storey
residential flat buildings being developed along much of the land’s street frontages,
together with the two storey ‘townhouses’ of Stages F and G on the southern
boundary, will have the greatest impact on immediate resident neighbours and the
surrounding streetscapes. The proposal, however, is not a minor or inconsequential
variation and will materially impact on the land’s built character. The proposed
five storey, 17.5m high, Building C will be viewed — as Mr Fewster opined —
widely throughout the locality and in particular from Davenport Terrace. It will be
a “visual anomaly”* that will worsen the evident discord of the AWH land with its
surrounds and the pertinent policy area provisions. In so doing, it will
incrementally move the prevailing character, and further challenge the future
application of the PA 19 provisions.

5 As coined by Mr Fewster, Exhibit R2, p 13 at [58].
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91 For all of the above reasons, the proposal is at such variance from the
Development Plan as to not merit a consent. I dismiss the appeal and uphold the
Council decision. An order to this effect will be issued.
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