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1. INTRODUCTION 
 

This report has been prepared as an assessment of the proposed mixed use 
development having regard to the existing condition of the land, the pattern and 
form of surrounding development within the locality and the relevant provisions 
of the Adelaide (City) Development Plan. 
 

This development is proposed by The Carrington Collaborative. The vision is to 
create an inspired community comprising curated art, residential apartments and 
integrated health and lifestyle businesses that collectively contribute greater 
value to the public realm. This vision expands on that of the key tenant of the 
development, The International Spine Centre ®.  
 

The International Spine Centre, established in 2013, is an interdisciplinary specialist 
medical practice whose philosophical foundation is the 3C Approach™.  This 
operating model enables the delivery of Coordinated Collaborative Care, with a 
focus on people not problems. This approach has resonated with the community 
resulting in significant market share and patient demand increasing by 
approximately 100% per annum.  

 

This site on Carrington Street was chosen given its proximity to and functional 
relationship with the new Calvary Hospital on Angas Street, which has a gravity 
that attracts complementary and supporting medical practices and related 
businesses to this precinct. 
 

The aggregation of supporting medical uses within this precinct supports and 
leverages the significant capital investment made to date and will give rise to 
certain efficiencies and economies within a strategically important sector of the 
South Australian economy and community life.    
 

Whilst close to the new Calvary Hospital, it is sufficient distance away and of a 
form that assists in ‘de-institutionalising’ the patient experience within a high 
quality and engaging built form environment.  Proximity to the green space of 
Hurtle Square has also been a key consideration.       
 

For the reasons that I shall outline in this report, I am of the opinion that the 
proposal is an appropriate form of development that suitably accords with the 
relevant provisions of the Development Plan, with no serious impacts 
anticipated such that may unreasonably prejudice existing or desired uses. 
 

This site has a capacity for a robust form of development. The position at the 
periphery of the City Living Zone adjacent to developments of significantly 
greater scale provides capacity for a taller building form, as a transition down to 
lower scale development to the west.  
 

Accordingly, I am of the view that Development Plan Consent is warranted. 
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2. BACKGROUND 
 
The Applicant secured this site for the express purpose of establishing the 
proposed facility.  It did so with the confidence that the proposal would be 
assessed on its particular planning merits having regard to the practical reality of 
the situation as guided by Development Plan policy. 
 
As discussed below, it is appropriate to have regard to the recent changes 
within the locality. This includes the current and future influence of the largest 
new private hospital development in Australia, the Calvary Hospital.  This 
practical reality is not necessarily reflected in current Development Plan policy.   
 
In light of this, it is my view that Development Plan policy ought not be applied in 
a punitive manner such that may unreasonably retard the development potential 
of this location and the public benefit arising from investment that will magnify 
the synergies derived from this cluster of mutually reinforcing uses.    
 
The planning authority enjoys a level of discretion in respect to the application of 
Development Plan policy, and while it may not approve development which is 
seriously at variance with these policies, reasonable departure from various 
quantitative measures may be considered in appropriate circumstance.    
 
The Applicant has a strong commitment to architectural excellence as 
manifested by the pre-lodgement assessment process with the Government 
Architect according to Section 37AA of the Development Act, 1993, as facilitated 
by officers from the Department of Planning, Transport and Infrastructure. 
 
This pre-lodgement assessment process was most rewarding and added 
significant value to the design exercise, resulting in a higher quality form of 
development that has received strong support from the Government Architect. 
 
The Government Architect strongly supports the project team’s aspiration to 
deliver a mixed use development in this part of the City for an interdisciplinary 
and collaborative centre that focuses on an informed patient approach to care, 
and that there is a responsibility to deliver a high benchmark for design. 
 
More specifically, the Government Architect is of the view that the building as 
presented is considered to be an appropriate transition element from the eight 
storey Hurtle Square apartment building to the four level height limit along 
Carrington Street otherwise sought by the Development Plan.   
 
The recommendations provided have been acted on and the drawings now 
presented, reflect the enhancements sought. Alignment with this pre-lodgement 
advice will no doubt be reflected in the formal response to be provided by the 
Government Architect as part of the statutory referral process. 
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3. PROPOSAL 
 
The proposal plans on which this report is based, are provided at Appendix 1. 
 
The proposal is in the form of a six storey building that occupies the majority of 
the site, having an overall height of 25 metres to the roof line and 27.8 metres to 
the top of the services enclosure which is set in from the respective building 
facades, more centrally within the floor plate. 

 
The building is composed and presented in a modernist style, with simple 
geometric forms that balance the vertical and horizontal elements, resulting in 
comfortable proportions and the avoidance of large expanses of uninterrupted 
walling in favour of fine detailing that adds visual interest. 
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The design philosophy guiding the proposed development is more particularly 
articulated on drawing sheet 6 of the proposal plans at Appendix 1. In addition to 
the proposal plans, the Architect has prepared a board providing samples of the 
key materials and finishes to be utilised. 
 
At ground floor to Carrington Street is a café and community space which 
provides an open level of presentation to the public realm, with a small recess to 
the glazing line and entry doors that is to be landscaped in the manner shown. 
Provision is made in the north east corner for the required electrical transformer. 
 
In the north west corner of the building, a secure entry from Carrington Street is 
provided to a lift lobby that serves the dwellings on the upper levels of the 
building.  Provision is made for users of this secure entry to move into the 
adjacent café while this business is operating. 
 
Located more centrally within the building is a spiral staircase and atrium which 
are significant design features of this development, adding amenity and function 
in terms of the entry of natural light into the floor plates at the lower three levels. 
 
To the rear of the building at ground floor is a parking area providing space for 10 
cars (9 in a mechanical stacker system and 1 disabled space) accessed from 
Mocatta Place. The adequacy and function of this parking arrangement is reviewed 
by Mr Phil Weaver, Traffic Engineer in his advice provided at Appendix 2. 
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The building section shows the set down or part basement space which is 
required in order to install and operate the automated car parking system.  It is 
understood that a Wohr Parklift 413 system is to be installed, further details of 
which can be viewed at Appendix 3. 
 
Provision is also made for waste management within this area for not only the 
commercial uses at ground floor, first and second floor, but the residential 
dwellings on the levels above. A secure fire stair is also provided for the safe 
exit for users of the commercial space and residents above. 
 
Consulting rooms and office accommodation is to be provided at first and 
second floor, with a combination of open plan and offices space.  A ‘community 
kitchen table’ is to be provided at the first floor. The spiral stair case will provide 
both access and light to these levels, affording a high level of amenity for users. 
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Two dwellings per level are to be provided at the third, fourth and fifth floor. 
Access is via the separate entry lobby and lift from Carrington Street discussed 
above.  The shared fire stair may also be used by residents to gain access to 
their dwellings on the upper levels should they wish. 
 
Dwellings are to be provided with three bedrooms, an open plan kitchen, living 
and dining area, bathrooms (including a walk in robe and en-suite for the master 
bedroom), laundry and storage area.   A balcony is provided to each dwelling 
accessed from the open plan living area. 
 
A service room, storage and bike parking facility is to be provided at each of the 
residential levels to be managed by the body corporate.  As outlined in the waste 
management plan (Appendix 5) residents will place their general rubbish, recycling 
and green waste within the dedicated waste storage room at ground floor. 
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At roof level, it is proposed to install photovoltaic power generation cells, a plant 
platform accommodating air-conditioning condenser units and other services 
which will be screened from view. The small lift overrun and skylight to the 
central stair case are also shown on the proposal plans. 
 
Landscaping is proposed to the front of the property at ground level at the entry 
to the café space, below and through the central spiral stair case and to the rear 
of the building above the garage from Mocatta Place in the form of a planter box 
or similar, as detailed by Oxigen Landscape Architects at Appendix 4.    
 
As described within the Architects statement, the front facade to Carrington 
Street is composed such that a first floor podium effect is achieved, with a 
simple awning projection over the public footpath beneath, with suitable set back 
to protect the street trees and damage from larger commercial vehicles. 
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 A similar approach is taken to facade composition to the rear of the building 
(facing south) with simple geometric forms and detailing between floors. The 
planter box detail shown above the garage doors will assist in enhancing the 
visual presentation and amenity of this narrow access street. 
 



 

 9 
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 The following schedule of areas is provided for ease of reference. 
 

 
 
A preliminary cost estimate for the construction of this building has been 
prepared by Rider Levett Bucknall (Appendix 6). Relevant inclusions and 
exclusions are specified in this cost opinion, including provision for 
contingencies and escalation.   

  
The proposed building is expected to have a development cost of $11,879,102 
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4. LAND & LOCALITY 
 

The land is located at 125 to 129 Carrington Street, Adelaide. 
 
The land is comprised of two allotments, more particularly described as: 
 

 Allotment 756 in Filed Plan 182408, within the Hundred of Adelaide, as 
recorded in Certificate of Title Volume 5362 Folio 251; and 

 

 Allotment 757 in Filed Plan 182409, within the Hundred of Adelaide, as 
recorded in Certificate of Title Volume 5362 Folio 109. 

 
A copy of these Certificates of Title is provided at Appendix 7.  
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As can be seen from the photographs on the previous page, the locality is 
characterised by a mix of building forms and land uses.  Building forms range 
from one to eight levels in height, the most notable being the recently completed 
residential building adjacent Hurtle Square. 
 
Existing development along Carrington Street heading west ranges in scale from 
two to four levels, with building sited on the street alignment, and in a number of 
instances with balconies and/or verandahs over the public footpath beneath.  
The period of construction ranges from prior to last century to the early 1980’s. 
 
As will be discussed more particularly within the assessment section of this 
report, there are a number of heritage places within the locality including 
Victorian two storey terraces opposite on the north side of Carrington Street and 
the two storey row cottages on the southern side of Mocatta Place. 
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5. DEVELOPMENT PLAN 
 

The land on which this development is proposed is located within the City Living 
Zone and more particularly the South Central Policy Area 32 of the Adelaide 
(City) Development Plan, the version of which is relevant to the assessment of 
this proposal being that consolidated on 7 June 2018.  
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The following provisions of the Development Plan are relevant in the 
assessment of this proposal. 
 
COUNCIL WIDE 
 
Living Culture 
 
Objectives: 1, 3  
Principles of Development Control: 1  



 

 17 

City Living 
 
Housing Choice 
Objectives: 6, 7    
Principles of Development Control:  5, 7, 9 
 
Medium to High Scale Residential 
Objectives:  22 
Principles of Development Control: 48, 49, 50, 51, 52, 53, 54, 55, 56, 57, 58, 59, 

60, 61, 62, 66, 67, 68, 69, 70, 71, 72, 73,  
On site Parking & Fencing 
Objectives:  23 
Principles of Development Control:  75, 76 
  
Storage Areas 
Principles of Development Control:  80, 81 
 
Environmental 
 
Crime Prevention Through Urban Design 
Objectives: 24  
Principles of Development Control:  82, 83, 84, 85 
 
Waste Management  
Objectives:  28 
Principles of Development Control:  101, 102, 103, 104 
 
Energy Efficiency 
Objectives:  30 
Principles of Development Control:  106, 107, 108, 109, 111, 112, 113, 114, 

115 
 
Micro-climate & Sunlight 
Objectives: 33, 34,   
Principles of Development Control:  119, 120, 121, 122, 124, 125,  
 
Stormwater Management 
Objectives:  35,  
Principles of Development Control:  128,  
 
Infrastructure 
Objectives: 40, 41  
Principles of Development Control:  132, 133, 135 
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Heritage & Conservation 
 
Objectives:  42, 43,  
Principles of Development Control:  140, 141,  
 
Built Form & Townscape 
Objectives:  46, 47, 48 
Principles of Development Control:  167 
 
Height, Bulk & Scale 
Principles of Development Control: 168, 170, 172,  
 
Plot Ratio 
Principles of Development Control:  175 
 
Maximum Dwelling Density & Floor Space 
Principles of Development Control:  176 
 
Landscape Open Space  
Principles of Development Control:  177 
 
Building Set Backs 
Principles of Development Control:  178 
 
Composition & Proportion 
Principles of Development Control:  180, 181,  
 
Articulation & Modulation  
Principles of Development Control:  182, 183, 184, 186,  
 
Materials, Colours & Finishes 
Principles of Development Control:  187, 188, 189, 190 
 
Sky & Roof Lines 
Objectives: 49  
Principles of Development Control:  192, 193, 194, 195 
 
Active Street Frontages 
Objectives: 50, 51 
Principles of Development Control:  196, 198, 199,  
 
Demolition 
Objectives:  53 
Principles of Development Control:  203 
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Transport & Access 
 
Access & Movement  
Objectives:    60 
Principles of Development Control:  224 
 
Pedestrian Access 
Objectives:   61, 62, 63 
Principles of Development Control:  230, 231, 232 
 
Bicycle Access 
Objectives:   64, 65 
Principles of Development Control:  234, 235, 236, 237, 238 
 
Public Transport 
Objectives: 66   
 
Traffic & Vehicle Access 
Objectives:   68, 69, 70 
Principles of Development Control:  241, 243, 246 
 
Car Parking 
Objectives:   71, 72 
Principles of Development Control:  251, 252, 253, 254, 255 
 
Economic Growth & Land Use 
 
Objectives:  73, 74, 75, 76 
Principles of Development Control:  266, 270, 271 
 
CITY LIVING ZONE 
 
Objectives: 1, 2, 3, 4 
Principles of Development Control:  1, 2, 3, 5, 6, 7, 8, 9, 10, 11,  
 
South Central Policy Area 
 
Objectives:   
Principles of Development Control:  1, 2, 3, 4, 5, 6 
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6. ASSESSMENT 
 
 The following matters are most relevant in the assessment of this proposal. 
 
 6.1 Relevant Authority 
 

Schedule 10 of the Development Regulations 2008 identifies that for 
development proposed in the City of Adelaide, where the total amount to be 
applied to any work when all stages of the development are completed exceeds 
$10M, the Development Assessment Commission is the relevant authority.   
 
I am instructed by the Applicant that the cost of the proposed development will 
be $11.8 M based on advice provided by Rider Levett Bucknall (Appendix 6).   
 
Accordingly, the Development Assessment Commission (now constituted as the 
State Commission Planning Authority) is the relevant authority for the purposes 
of assessing and determining this development application under Section 32 
and 33 of the Development Act, 1993.     

 
6.2 Nature of Development 
 
The proposed development is mixed use in nature and is comprised of a café 
(shop) at ground level, office and consulting rooms at levels 1 and 2, and 
residential dwellings at level 3, 4 and 5, all of which are forms of development 
requiring consent for assessment on merit in the City Living Zone. 
 

 6.3 Referrals 
 
Pursuant to Section 37 of the Development Act, 1993, the relevant authority 
must refer an application for consent that relates to a class of development 
prescribed body under Schedule 8 of the Development Regulations, 2008 to the 
relevant body for a response within the prescribed period, i.e. 
 

 
 
As discussed above, the Applicant has engaged with the Government Architect 
ahead of formal lodgement, with the advice provided being generally supportive 
subject to specific matters being addressed and resolved. It is anticipated that 
this preliminary advice will form the basis for the formal response. 
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6.4 Public Notice Category  
  

Principle of Development Control 17 for the City Living Zone assigns all 
development as Category 2 for the purposes of Section 38 public notification 
procedures, other than that classified as non-complying (which this is not) and 
those specific forms of development that are assigned Category 1. 
 
Category 2 provides that notice must be given to an owner or occupier of each 
piece of adjacent land.  Adjacent land, as defined by Section 4 of the 
Development Act means land which abuts or is within 60 metres directly 
separated by a road or street, watercourse or reserve.    
 
A representation under Section 38 of the Development Act must be lodged within 
10 business days and may be heard by the relevant authority.  The Applicant is to 
be provided with the right of reply both in writing and before the authority, if the 
representor is heard, when the matter is being determined  
 

 6.5 Desired Character 
 

As described in the statement of desired character, the City Living Zone is 
spread across the southern half of Adelaide, flanked to the north by the City’s 
central business area, with mixed use apartment and commercial corridors 
framing the southern and western margins of the Zone. 
 
The Zone covers an extensive area and comprises the City of Adelaide’s main 
residential living districts.  The City Living Zone will provide a high quality 
residential living environment along with related non-residential uses compatible 
with residential amenity, as articulated in the Policy Areas. 
 
The statement of desired character for the South Central Policy Area 32 is more 
specific in this regard, providing for medium scale residential development 
supported by a range of uses that provide valued local services including shops, 
offices and consulting rooms. 
 
More specifically, non-residential land uses such as shops, consulting rooms 
and offices area appropriate at the ground level of buildings, with dwellings 
provided above at increased density so as to increase residential population. 
There is a strong emphasis on maintaining the area’s residential amenity. 
 
In terms of building form and urban design, the statement for the policy area 
seeks buildings that have a strong horizontal emphasis with clearly defined and 
segmented vertical elements.  Facades will be well articulated with finer details 
that contribute positively to the public realm. 
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At street level, visual interest and activity will be enhanced through considered 
design approaches, including buildings that contribute towards activating the 
street, by the careful treatment of driveways and access areas, and by avoiding 
blank walls at street level. 
 
The high quality of landscaping, of both public and private space, will provide 
the Policy Area a high level of amenity. Vehicle movement within the Policy Area 
will be primarily for local and visitor traffic, with an increasing promotion of 
pedestrian and cycling links through the City. 
 
On my review, I find the proposed development to be generally compatible with 
the respective statements of desired character.  To the extent that the proposal 
may not be consistent with specific elements of these statements, I am of the 
view that such would not erode or frustrate the achievement of such. 
 
In saying this, I do not read the Development Plan as saying that developments 
may not include non-residential uses above the ground floor.  Rather, I interpret 
this statement as saying that non-residential uses are appropriate at ground 
level, acknowledging the varied nature of development in this policy area. 
 
This interpretation is informed and supported by Policy Area Principle of 
Development Control 1 which states that ‘the Policy Area will primarily comprise 
residential development or mixed use buildings where non-residential 
development is appropriate at the ground or first floor’. 
 

 6.6 Land Use & Economic Growth 
 
As noted above, this Zone and Policy Area provides for residential development 
together with a range of uses including shops, offices and consulting rooms. It is 
important to note that the South Central Policy Areas is somewhat more specific 
in relation to its support for non-residential uses than the other policy areas. 
 
It should also be acknowledged that this land has a frontage to Carrington Street 
which is increasingly non-residential in nature as one moves towards the west.  
Carrington Street plays an important role in the economy of the City providing small 
scale accommodation for a range of businesses that benefit from this location. 
 
These land uses have historically included offices, consulting rooms and legal 
chambers, together with small retail and service based uses that provide 
efficient access to a limited range of goods and services.  I expect that there will 
continue to be a need for such uses in this locality. 
 
In this regard, residential dwellings ought not be viewed as the preeminent or 
primary land use to the detriment of other economic activities that may support 
both an increasing residential population within the policy area, and the function 
and role of the City more generally.     
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That said, the proposal is effectively half residential and half non-residential. 
 
The Adelaide (City) Development Plan unlike others for the greater metropolitan 
area, more specifically expresses policies that promote the economic role and 
function of the City in the broader State context.  There is a clear call for 
investment and activity within the City so as to bolster this function. 
 
I also note Objective 75 which seeks development that reinforces clusters and 
nodes of activity, with Principle of Development Control 266 speaking to 
maximising opportunities for co-location, multiple use and sharing of facilities, 
such that as proposed by this development. 
 
In providing the opportunity for the proposed non-residential uses, it should not 
detract from or conflict with the continued use of existing and the development 
of new residential dwellings in terms of giving rise to undesirable externalities or 
impacts such that may unreasonably erode the current level of amenity enjoyed.   

 
 6.7 Built Form & Townscape 

 
The Council wide section of the Development Plan provides a comprehensive 
suite of policies that speak to the design and appearance of new buildings, 
having regard to the context in which they are proposed and the desired 
character sought for particular areas.   
 
While I defer to the expert opinion to be expressed by the Government Architect 
as part of the formal referral process to be observed, I am of the view that the 
proposal will result in a high quality design outcome for this site and will make a 
positive contribution to the public realm and townscape of this locality. 
 
The proposed building is appropriate having regard to: 
 
 the height, scale and massing of adjoining and nearby buildings; 
 the site’s position relative to taller development in the adjacent zone; 
 the alignment of existing development along Carrington Street; 
 contribution to pedestrian comfort and weather protection; 
 crime prevention through urban design;  
 active frontages that provides visual interest at street level; 
 the composition and proportion of facades, including the use of balconies;  
 fine detailing, articulation and modelling of facades; 
 the manner by which vertical and horizontal proportions are balanced; 
 high quality materials will provide a durable finish in the longer term;  
 the manner by which plant and equipment is screened at roof top; and 
 the commitment to landscape planting as part of this development. 
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Zone provisions speak of new buildings taking reference from building heights 
within the locality.  Where a building higher than the prevailing is proposed, the 
taller elements should be set back from street frontages to avoid detrimental 
impact on the prevailing character. 
 
I note that the highly modelled nature of the front facade to Carrington Street 
combined with a strong horizontal element in the form of a projecting canopy 
provides a podium effect that references the scale of existing development 
without having to set the upper levels further back.    
 
The proposal is clearly beyond the plot ratio of 2.0 expressed from the Policy 
Area and is taller than the four storeys or 14 metres provided for.  In this regard, 
the proposal represents a departure from the quantitative measures expressed 
by the Development Plan. 
 
As to the effect or impact arising from this departure, I am not so concerned in 
so far as this site displays characteristics that are somewhat different from other 
locations within the Policy Area, noting its frontage to Carrington Street and 
position adjacent to the City Frame Zone. 
 
The additional floor area and building height, both individually and in 
combination do not contribute to an over development of the land which clearly 
has capacity for a more robust form of development that may otherwise be 
appropriate elsewhere within the heart of the Zone and Policy Area. 
 
I note in this regard, Council wide Objective 47 (a) which states that ‘buildings 
should be designed to provide for a transition of building heights between Zones 
and Policy Areas where buildings height guidelines differ’.  The adjacent City 
Frame Zone to the east provides for buildings up to 29 metres (eight storeys).   
 
The proposal provides for a suitable transition in building scale between the 
recently completed eight storey residential apartment building fronting Hurtle 
Square and the lower scale development anticipated for the balance of the City 
Living Zone and Carrington Street further to the west. 
 
Can I respectfully suggest that it would serve no practical planning purpose to 
artificially limit or reduce the height of development on this land to four levels or 
14 metres so as to satisfy the quantitative measure expressed, and that the 
planning authority may reasonably accept the proposal in its current form. 
 
The extent of departure does not render the proposal seriously at variance.    
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 6.8 Heritage Adjacency 
 
As noted above, the site is adjacent to two heritage places: 
 
 132-140 Carrington Street, Adelaide (State Heritage Place) 
 5-11 Mocatta Place, Adelaide (Local Heritage Place – Townscape) 

 
The Development Plan sets out a number of policies that seek to ensure that 
development undertaken on adjacent land ought not compromise the heritage 
values and setting of these places.  Specific reference is made to heights, set 
backs, materials and finishes. 
 
While technically adjacent (within 60 metres directly separated by a road or 
street) the site of proposed development is well removed from the immediate 
context of these heritage places, and is rather opposite rather than adjacent in 
the ordinary meaning of the word. 
 
Accordingly, I am of the view that the proposed development would have no 
material effect on the heritage value or setting of these places which would 
continue to display the attributes and characteristics that gave rise to their 
respective listing in the first place. 

 
 6.9 Transport & Access 
 

While I defer to the expert advice provided by Mr Phil Weaver, Traffic Engineer 
in the first instance, I outline my views from a town planning perspective in 
relation to the provision of on-site car parking and safe access from the public 
road frontage.   
 
It is first appropriate to note that at a strategic level the Development Plan seeks 
to promote the use of sustainable transport consistent with State Government 
objectives and development that supports a shift towards active modes of 
movement including public transport, cycling and walking. 
 
As an aside, I note the City of Adelaide’s Smart Move transport and movement 
strategy which sets out a long-term plan of providing choice whether it be by 
foot, bike, car or public transport. A reduction in the use of and reliance upon 
passenger vehicles is a central focus of this strategy. 
 
In as much as there will continue to be a need for adequate on site car parking, 
public policy is seeking to reduce the current focus of investment and 
infrastructure on this element, and that it ought not dominate new development 
as has been the practice in the past. 
 
This is as much changing behaviour as it is the supply of parking.   



 

 26 

In this context, the Development Plan identifies a maximum and minimum 
provision for on site car parking according to nominated land uses, having 
regard to location within the City and the availability of public car parking 
opportunities including on street and parking stations. 
 
Having regard to the rates specified by Table Adel/7, the proposal on my 
calculation would generate a theoretical requirement for 25 car parking spaces.  
However, taking into account the existing shortfall in car parking associated with 
the current use of land, there would be slight improvement (one space). 
 
Mr Weaver analyses the likely effects of such a shortfall having regard to not 
only public parking opportunities within the near and wider locality, but also the 
efficiencies and economies derived from the manner in which the uses on site 
and that within the surrounding locality complement each other. 
 
That is, the car parking demand generated by this development is not a linear 
equation such that the demand arising from each land use compounds.  Rather, 
there needs to be an allowance factored in for shared or complementary use 
such that reduces the overall demand profile. 
 
As discussed by Mr Weaver in his advice, a significant proportion of 
practitioners that will occupy office and consulting room accommodation within 
the proposed facility also provide services at nearby hospitals including Calvary, 
St Andrew’s and the new Royal Adelaide.   
 
In most instances practitioners and staff will travel between facilities by means other 
than personal vehicles thereby reducing the reliance on such vehicles during 
business hours.  The parking demand profile for this development is expected to be 
very much different to that which may occur in a more remote location. 
 
The proximity of this land to the nearby Capital City Zone should also be 
considered (approximately 100 metres to the north) where there is no express 
requirement for the provision of on site parking.  This small and isolated pocket 
of the City Living Zone is removed from the balance to the south. 
 
Furthermore, this is not a predominantly residential neighbourhood that may be 
impacted by an increase in demand for on street parking.  The parking regime in 
this locality provides for an equitable turnover of parking resources during 
business hours for use by visitors to the area. 
 
To the extent that the proposed development may give rise to a demand for car 
parking beyond that provided on site, I am confident that such demand will be 
satisfied by the short term parking opportunities available on street and within 
nearby public parking stations including that on Angas Street. 
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 6.10 Environmental 
 

Environmental considerations in relation to development of the nature proposed 
range from crime prevention through urban design, waste management, energy 
efficiency and stormwater management.  Policies within the Development Plan 
in this regard are expressed in an aspirational rather than prescriptive manner. 
 
In respect to crime prevention the proposed development would present to the 
public realm in a positive manner that provides for a high level of passive 
surveillance of adjacent streets at both ground level and from upper level 
windows and balconies over a 24 hour period given its mixed use nature. 
 
The proposal provides an appropriate address and entry lobby for residents and 
visitors accessing the building by foot from Carrington Street, with secure entry 
for residents from the car parking area to the rear accessed from Mocatta Place.  
Secure access will be managed by key card technology or similar. 
 
A comprehensive waste management plan has been commissioned by the 
Applicant from Colby Phillips which has more than adequately established the 
manner by which users of this building may hold waste and recyclable materials 
ahead of regular collection by either private contractor or the Council service. 
 
The proposal has been designed to perform efficiently in respect to energy use, 
with natural light penetrating deep into floor plates such that reduces the 
reliance on artificial lighting sources.  The extensive use of glass in the front and 
rear facade maximises the opportunity for natural ventilation. 
 
Appropriate shading of glazed facades during summer months has been 
incorporated, with high performance glass to be specified for northern 
orientation. Solid concrete panel boundary walls will limit heat gain from the east 
and west during the morning and afternoon periods.  
 
An extensive array of photovoltaic panels are to be placed on the roof of the 
proposed building in order to supplement electrical power use, with common 
areas within the building such as the ground floor entry lobby, café and parking 
garage illuminated using this energy source. 
 
Further details regarding the energy performance of this building is provided on 
the proposal plans and within the summary provided by the Architect.  It is 
proposed to achieve an energy performance rating equivalent to 6 stars or 
better under the Nabers measurement tool. 
 
A Construction Environment Management Plan will be prepared and observed.          
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7. CONCLUSION 
 

Having regard to the above matters, I am of the opinion that the proposal is an 
acceptable form of development that sufficiently accords with the relevant 
provisions of the Development Plan such that it warrants consent.  To the extent 
that it may depart from certain provisions, no serious impacts are anticipated. 
 
The Applicant has a strong commitment to achieving a high level of design 
quality, with the resultant proposal presented by Stallard Meek Architects setting 
a new benchmark for mixed use development along Carrington Street, as 
supported by the Government Architect. 
 
The building presents as a suitable transition from the taller development within 
the adjacent City Frame Zone to the east down to the lower scale development 
further to the west along Carrington Street, making a very positive contribution 
to streetscape character and function.  
 
This is a true mixed use form of development, as encouraged by the 
Development Plan, but rarely seen in the City. The complementary mix of land 
uses will leverage the synergies arising from co-location resulting a highly 
efficient building form and function. 
 
Uses such as The International Spine Centre are of strategic importance to the 
South Australian economy, with this development providing an environment 
conducive to collaboration with complementary uses, further enhancing this 
emerging cluster of mutually reinforcing uses around Calvary Hospital. 
 
Accordingly, I comment this development to the Panel.   
    
PHILLIP BRUNNING & ASSOCIATES PTY LTD 
 

 
PHILLIP BRUNNING RPIA 
Registered Planner 
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Major Development
(Recently Complete)

Major Development
(Under Construc

Heritage
(Local)

Heritage
(State)

Carrington
Collabora

Medical
Building

LOCATION PLAN

1:10000

3D CONTEXTUAL MODEL 01 3D CONTEXTUAL MODEL 02 3D CONTEXTUAL MODEL 03

SITE AND PLANNING DETAILS

LAND & LOCALITY

Allotment 756 in Filed Plan 182408, CT 5362 251
Allotment 757 in Filed Plan 182409, CT 5362 109
Area: 469.4 m2
Frontage: 16.21 m
Two street frontages - Carrington Street and Moca

DEVELOPMENT PLAN

City Living Zone
South Central Policy Area 31

Dwelling  Consent of merit (envisaged)
Consul o Consent of merit
Shop/Restaurant Consent of merit

Plot Ra  
Building Height  4 storeys (14 metres)
Landscape open space 10%

Car Parking
Dwelling  1 per dwelling <200m2

Non-residen  0 2

Cafe/Restaurant 1 per 3 seat provided

Public No  

POLICY CONSIDERATIONS
Economic growth & suppor

Clusters & nodes of ac

Land use

Built form & appearance

Two street frontages – Carrington Street and Moca  

Dwelling Consul o

Consent on merit (envisaged) Consent on merit

Consent on merit

Streetscape ac

Plot ra

Adjoining City Frame Zone (29 metres – 8 storeys)

Pa

Unique character of Carrington Street

Rela

Residen

Future development on adjoining sites

Sustainability

Access & parking (cars & bikes)

Privacy

Shadowing

Waste management

S I T E  A N A L Y S I S

S I T E  A N A L Y S I S  P L A N
1 : 4 0 0 0

C A LVA R Y  H O S P I TA L  R E D E V E LO P M E N T
U N D E R  C O N S T RU C T I O N

PA L L A D I O  A PA RT M E N T S
P L A N N I N G  A P P ROV E D

O N E  H U RT L E 
P L A N N I N G  A P P ROV E D

H U RT L E  &  C O  S TAG E  3
U N D E R  C O N S T RU C T I O N

H U RT L E  &  C O  S TAG E  2
C O M P L E T E D  J U N E  2 0 1 8

34-40 Hurtle Square 
34-40 Hurtle Square (150-152 Halifax Street), ADELAIDE 

SUMMARY 

APPROVED ONLY 

Applicant Forme Projex 

Use Residential 

Height 5-7 storeys 

Value $12.8 million 

Zone City Frame 

88 

HALIFAX ST 

34-40 Hurtle Square is a development that was approved by the Development Assessment Commission 

on 12 November 2015*. The development, designed by Locus Architecture, involves the construction of 

two residential apartment buildings measuring 5 and 7 storeys respectively. The apartment buildings will 

provide a total of 70 residential apartments, 46 car parking spaces, 80 bicycle parking spaces and 8 

scooter parking spaces.  

*This information and image is correct as of this date.  
Variations may occur prior to or during the construction process. 

42-48 Hurtle Square
42-48 Hurtle Square, ADELAIDE

SUMMARY

APPROVED ONLY

Applicant Forme Projex

Use Residential,
Commercial

Height 9 storeys / 29.5m

Value $13 million

Zone City Frame

112

*This information and image is correct as of this date. 
Variations may occur prior to or during the construction process.

42-48 Hurtle Square was approved by the Development Assessment Commission on 10 November

2016*. The development, designed by Locus Architecture, involves the construction of a 9 storey mixed

use building comprising residential apartments, ground floor parking and a retail tenancy. The building

will include 52 apartments, 46 car parks and 84 bicycle parks.

Calvary Hospital 
110-132 Angas Street and 111-119 Angas Street, ADELAIDE 

SUMMARY 

84 

Calvary Hospital is a case managed development that went through DPTI’s pre-lodgement service and 

ODASA’s design review process. The development was approved by the Development Assessment 

Commission on 22 October 2015*. The development, designed by Silver Thomas Hanley and TECTVS, 

involves the construction of a 13 level hospital with an ancillary 8 level car park. The hospital will replace 

three existing Calvary facilities and will provide a total of 397 beds in addition to an emergency 

department. The car park will provide a total of 315 car parking spaces which will support staff and 

visitors of the hospital and also the general public.   

 
*This information and image is correct as of this date.  
Variations may occur prior to or during the construction process. 

APPROVED ONLY 

Applicant Commercial and 
General 

Use Institutional – hospital 
and ancillary car park 

Height 13 and 8 storeys 

Value $115 million 

Zone Capital City 

Palladio Apartments 
87-109 Angas Street, ADELAIDE 

Palladio Apartments is a case managed development that went through DPTI’s pre-lodgement service 

and ODASA’s design review process. The development was approved by the Development Assessment 

Commission on 14 August 2014*. The development, designed by Pruszinski Architects, involves the 

construction of two mixed use towers on an amalgamated site, divided by Queen Street. A total of 150 

apartments and 16 townhouses are proposed with ground floor commercial tenancies. The development 

will also provide 119 car parking spaces over two basement levels.  

SUMMARY 

55 

*This information and image is correct as of this date.  
Variations may occur prior to or during the construction process. 

APPROVED ONLY 

Applicant Hui Gu Investments 

Use Mixed – Residential, 
retail 

Height 9 to 14 storeys 

Value $40 million 

Zone Capital City 

H U RT L E  &  C O  S TAG E  4
P RO P O S E D
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The project design development executes on the philosophical foundations of 
Coordinated, Collaborative Care - The 3C Approach™. Specifically the critical drivers are:

•	 All aspects of the building shall facilitate collaboration and strengthen the 
sense of community.

•	 Residents shall have the choice of public or private entry. 
•	 There shall be a transitional space between the building and Carrington 

Street, a space for the public realm.

•	 The building shall relate to the form and proportion of the surrounding 
building stock whilst delivering a statement. 

•	 The welcoming entrance shall draw people into the mixed-use building. 

•	 The ground floor shall facilitate a sense of community and provide a central hub 
for all visitors.

•	 The site sits between two frontages and has a deep floor plate. There shall be 
a central void to maximise natural light.

•	 The focal feature of the building shall be a spiral staircase, a beautiful 
transitional space that facilitates collaboration.

•	 There shall be transparency to the commercial podium to generate an active 
façade. 

•	 The building shall balance privacy and transparency.

•	 The transitional spaces shall facilitate human interaction and teamwork.

•	 The spiral staircase shall allow for easy movement though commercial levels 
without utilising vertical transport.   

•	 The building shall draw on the proximity to the adjacent square and embody 
natural elements, creating a therapeutic space.

•	 Integrated art and sculpture shall enable a full sensory experience.

•	 The ground floor configuration shall be flexible to facilitate community 
meetings and educational events.

•	 The central spine shall provide ESD benefits including natural light, 
ventilation, non-mechanical movement and vegetation.

GSPublisherVersion 0.0.100.100

Carrington Street Sketch
Design Presentation

5/02/2018  :  SK00 SHEET 1

D E S I G N  A N D  C O N C E P T  D E V E L O P M E N T  /  F R A M E W O R K

PERSON
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S I T E  D E M O L I T I O N  P L A N
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DPR04
Planning

17038

The Carrington Collaborative

125-129  Carrington Street

Adelaide, SA 5000
GROUND FLOOR PLAN
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G R O U N D  F L O O R  &  B A S E M E N T  P L A N

G R O U N D  F L O O R  P L A N
1 : 2 0 0

B A S E M E N T  P L A N
1 : 2 0 0

BUILDING FLOOR AREA SCHEDULE
SITE			   472m2

BASEMENT
     Circulation			  22m2

    Sub Total			   22m2

GROUND FLOOR
     Amenity			   16m2	
     Circulation			  153m2		
     Cafe			   93m2

    Sub Total			   262m2

LEVEL 1			 
     Amenity			   18m2	
     Circulation			  78m2		
     Communal			  52m2

     Gym			   79m2

     Consulting Rooms		  90m2

     Open Plan Office		  102m2

     Sub Total			   419m2

LEVEL 2			 
     Amenity			   18m2	
     Circulation			  78m2		
     Communal			  52m2

     Gym			   79m2

     Consulting Rooms		  90m2

     Open Plan Office		  102m2

     Sub Total			   419m2

 
 
LEVEL 3
Circulation			   48m2

Apartment 1 GFA		  133m2		
Apartment 1 Balcony		  48m2

Apartment 2 GFA		  132m2

Apartment 2 Balcony		  34m2

Sub Total  (excl. balcony)		  313m2

LEVEL 4
Circulation			   48m2

Apartment 1 GFA		  139m2		
Apartment 1 Balcony		  48m2

Apartment 2 GFA		  132m2

Apartment 2 Balcony		  34m2

Sub Total  (excl. balcony)		  319m2

LEVEL 5
Circulation			   48m2

Apartment 1 GFA		  139m2		
Apartment 1 Balcony		  48m2

Apartment 2 GFA		  132m2

Apartment 2 Balcony		  34m2

Sub Total  (excl. balcony)		  319m2

TOTAL BUILDING AREA		  2357m2

FSR			   5 : 1	
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DRP05
Planning

17038

The Carrington Collaborative

125-129  Carrington Street

Adelaide, SA 5000
COMMERCIAL, RESIDENTIAL & ROOF PLAN
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D A Y L I G H T I N G  D I A G R A M S U N L I G H T  +  V E N T I L A T I O N  D I A G R A M

C O M M E R C I A L
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C O M M E R C I A L

R E S I D E N T I A L

R E S I D E N T I A L

R E S I D E N T I A L

•	 Open floor plates allow 
for adaptability in tenancy 
layouts into the future 

•	 Adapts to changes in 
technologies (equipment), 
occupation and 
demographics

F L E X I B L E  P R O G R A M

•	 Ground floor set back from 
street to draw in green space 
from Hurtle Square 

•	 Use of Australian native 
species which are low 
maintenance and support 
local micro ecosystems

G R E E N  T H R E S H O L D

•	 Design prioritises use of the 
central stair 

•	 Health and wellbeing 
encouraged through 
circulation + serendipitous 
encounters

H E A L T H  S T R A T E G I E S

1

1

3

3

•	 Utilises central void to 
ventilate building 

•	 Capitalises on solar gain 
and ventilation through the 
North and South facades

P A S S I V E  S Y S T E M S

52

2

4

High 
performance 

glazing

Filtered 
daylight

Maximising 
Northern 
aperture

Mechanical
assisted

ventilation 
(commercial)

Rooftop
solar

collection
17kw

Passive
ventilation 

(residential)

4

•	 Supports a growing health 
precinct in the South Eastern 
quadrant of the city 

•	 Provides benefits to local 
businesses and residence in 
the area

C O M M U N I T Y  C R E D I T
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The building is bordered by neighbouring developments on the eastern and western facades of

the lower floors. This spatial arrangement, as well as the northern orientation of the edifice, lends

itself to apertures through the north and south facades. Curtain glass walls provide sunlight for the

outermost spaces which are programmed for work and leisure spaces, whilst the utility spaces are

located in the centre. Translucent glass walls allow light to pass through the building whilst

providing privacy. The innermost area of the floor plate is pierced by a spiral staircase, creating an

efficient path of circulation and introducing light into internal spaces.

The building uses a passive and active ventilation cycle. Cool air is actively pumped into spaces

through the ceiling network. As the air increases in temperature, its buoyancy, as well as the draft

created by the operable skylight of the void, causes the warm air to rise through the central

staircase void and exit the building. The upper residential walls of the void are clad in a reflective

material to increase light and heat (for a stronger draft) simultaneously. By passively removing

warm air, the building maintains a cooler temperature and is less energy-consumptive.
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File: 18-197 

 

1 February 2019 

 

Mr Phillip Brunning 
Director 
Phillip Brunning & Associates 
26 Wakeham Street 
ADELAIDE SA 5000 

 

Dear Phil, 

PROPOSED MIXED USE DEVELOPMENT – 125-129 CARRINGTON STREET, ADELAIDE - 
TRAFFIC AND PARKING ASSESSMENT 

I refer to our recent discussions with respect to the proposed redevelopment of the subject site. 
This proposed development will provide a multi-level, mixed use building (comprising consulting 
rooms, offices and dwellings) with associated car parking and landscaping on the above site. 

Consequently, I have prepared the following assessment of the traffic and parking related 
aspects of the proposed development. 

1.0 EXISTING SITUATION 

The subject site is located on the southern side of Carrington Street, mid-way between Queen 
Street and Hurtle Square, Adelaide. The site extends in a southerly direction to Mocatta Place, 
at the rear of the site. The subject land is located within a ‘City Living Zone’ as identified on Zone 
Map Adel/25 within the Adelaide (City) Development Plan as consolidated 7th June 2018. 

The subject site currently accommodates a two-storey commercial building fronting Carrington 
Street and a single-storey building at the rear of the site. The two-storey building currently 
accommodates Hurtle Chambers and a variety of health-related facilities. The single-storey 
building accommodates office and storage areas. 

The subject site has frontages of 16.2m to both Carrington Street and Mocatta Place and has a 
depth of approximately 29m. 

There are existing access points along most of the rear of the subject site off Mocatta Place into 
both an at-grade car parking area and a roller door at the rear of the single storey building. 
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Carrington Street, adjacent to the subject site, provides a single traffic lane in each direction with 
a speed limit of 50km/h. 

Short term parking is generally permitted within Carrington Street in the vicinity of the site. 
Parking within the area on the southern side of this roadway, between Queen Street and Hurtle 
Square (10 spaces) is restricted to one-hour periods between 9:00am and 5:30pm Monday to 
Friday. Most of these spaces are also restricted to one-hour periods between 9:00am and 12 
noon Saturday. However, the two spaces closest to Hurtle Square are reserved for permit 
parking at all times, other than the period between 9:00am and 5:00pm on weekdays. 

It is also noted the subject site is located within close proximity of a GoGet car parking space, 
located on the north-western corner of Hurtle Square within a proximately 50m of the subject 
site. 

Mocatta Place, to the rear of the site, provides a road pavement width of approximately 4.2m 
with narrow footpaths along both sides of this roadway. The width of the footpath on the northern 
side of this roadway is approximately 1.4m. The southern footpath has a width of approximately 
850mm. A ‘No Stopping Anytime’ restriction applies to both sides of this laneway between 
Queen Street and Hurtle Square with the exception of a No Parking area located on the 
southern side of Mocatta Place.  

Currently there are a number of mixed use / residential developments under construction within 
the locality, including developments located on the western side of Hurtle Square between 
Carrington Street and Mocatta Place and on the eastern side of Queen Street, south of Mocatta 
Place. The subject site and surrounding locality is identified in Figure 1 below. 

 
Figure 1: 125-129 Carrington Street and surrounding locality 
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2.0 PROPOSED DEVELOPMENT 

The proposed development is identified on a series of plans prepared by Stallard Meek 
Architects including: 

 A Ground Floor Plan; and 

 Levels 1 to 5 Floor Plans. 

I note that the proposed development will include: 

 Demolition of the existing on-site buildings; and 

 Construction of a multi-level building comprising: 

Ground Floor 

 Café with a capacity of 24 seats; and 

 10 car parking spaces accessed via Mocatta Place, comprising: 

 A 3-level car stacker with a capacity to accommodate 3 cars on each level, i.e. 9 cars 
in total; and  

 An at-grade accessible (disability) parking space with adjacent shared area. 

Levels 1 & 2 

 Consulting rooms with an area of 90m² on each level; and 

 102m2 of open plan office space on each level. 

Levels 3, 4 & 5 

 Two 3-bedroom apartments on each level. 

It is anticipated that the numbers of staff / patients at the above facilities will be: 

 Café - 2 staff and up to a maximum of 24 customers at any one time; 

 Offices – 12 staff; and  

 Consulting rooms – 7 staff and 6 patients at any one time. 

A number of the medical specialists and other health practitioners to be accommodated by the 
subject development will continue to provide services to both the Calvary Hospital and St 
Andrew’s Hospital. I am advised that at least 3 of these practitioners currently park at St. 
Andrews Hospital, and therefore will not require on-site car parking at the subject site. 
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The proposed consulting facilities within the subject development will be operated by the 
International Spine Centre. Many of the patients associated with this facility will be dropped off 
and picked up from the clinic given the specific nature of this facility. Hence the car parking 
demand associated with this component would be less than anticipated by a conventional 
medical practice with patients driving to and from the facility. 

The car stackers are designed to operate with three vehicles parked on each platform. It is 
understood that a Wohr Parklift 413 stacker system will be used. This system would include use 
of a combination of a single and a double stacker side by side and would provide: 

 Platform lengths of 5.3m or 5.4m; and 

 Platform widths of 2.4m and 4.8m for the single and double width systems, respectively. 

Figure 2 below identifies a similar stacker arrangement to that proposed on-site. 

 
Figure 2: Parklift 413 three-level stacker system (Source: Wohr website) 

The proposed car parking area will be accessed from Mocatta Place via an overall driveway 
crossover of approximately 10.4m in width controlled by two adjacent 5.1m wide roller doors. A 
5.4m long waiting area will be provided between the proposed car stackers and the Mocatta 
Place property boundary so that vehicles waiting for stacker movements can queue on-site and 
not block the footpath on the northern side of Mocatta Place. 
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The design of the disability (accessible) space and associated shared area will each provide: 

 Lengths of 5.4m; and 

 Widths of 2.4m. 

Turning path drawings attached to this report have identified that it would be possible for the 
driver of a B85 design vehicle to enter and exit all on-site car parking spaces in single 
movements from either direction on Mocatta Place whilst providing 300mm clearance to all hard 
surfaces. 

As such, I consider that the design of the on-site car parking spaces would satisfy the 
requirements of the relevant off-street car parking standards (AS/NZS 2890.1:2004 and AS/NZS 
2890.6:2009) in respect to access and manoeuvrability within the car parking area. In a similar 
manner to the existing development, drivers would be required to reverse out of the rear car 
park onto Mocatta Place. Given the small number of traffic movements to be generated to and 
from the car park and the low of level of existing traffic on Mocatta Place, I consider that the 
proposed access arrangements to and from the rear car park are acceptable. 

3.0 PARKING SURVEYS 

In order to determine the level of on-street car parking available in the locality of the subject site, 
assessments of car parking availability and demand have been undertaken on three separate 
days between February and November 2018.  

The first such assessment was conducted between 12:45pm and 1:15pm on Wednesday 14th 
February 2018. 

The above parking assessment was conducted within 100m to 150m of the subject site in the 
following areas: 

 Both sides of Carrington Street between Pulteney Street and St Helena Place; 

 Both sides of Queen Street between Carrington Street and Halifax Street; 

 Both sides of Hurtle Square between Carrington Street and Halifax Street; 

 Both sides of Queen Street between Carrington Street and Angas Street; 

 Both sides of Princess Street between Carrington Street and Angas Street; and 

 The western side of Pulteney Street between Carrington Street and Angas Street. 

For the purpose of this assessment, car parking within only those spaces with a duration of one 
hour or longer was recorded since these were considered to be suitable for patient parking. The 
capacity and use of these spaces within the above areas is summarised within an appendix to 
this report. 

The results of the above assessment identified that there were at least 16 short term spaces 
available within the study area, including 10 spaces on the western side of Pulteney Street, 
which provides four-hour metred car parking. 
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While it is noted that the two-hour car parking spaces on the western side of the central roadway 
(Pultney Street) of Hurtle Square are unavailable between 7:30am and 9:00am, on weekdays, 
the peak parking demands associated with a development accommodating medical and office 
facilities would occur well after this period, i.e. between 9:00am and 5:00pm when these spaces 
would be available. Notwithstanding this, car parking is available on the eastern side of this 
roadway during the period between 7:30am and 9:00am Monday to Friday. 

This is notwithstanding the impact on parking availability generated by building works being 
undertaken in February 2018, which: 

 Created a high level of parking demand associated with short term contractor parking; 
and 

 Reduced the level of parking in the locality compared to the pre and post-construction 
periods. In particular, this includes a significant area of car parking on the western side of 
Hurtle Square, the southern side of Carrington Street and the eastern side of Queen 
Street between Carrington Street and Halifax Street. These areas are within very close 
proximity to the subject site and could potentially support the parking demand of the 
subject site. 

A second survey of parking demand in the locality was undertaken during both morning and 
afternoon periods between 11:00 am and 11:30 am, and between 3:00 pm and 3:30 pm on 
Friday 4th May 2018, i.e. a typical weekday. From these surveys it was identified that there with 
65 spaces with durations of stay of at least one-hour parking during weekday periods within the 
above study area. 

The slight increase in the car parking capacity in this area was a result of the removal of 
hoardings / changes to crossovers associated with the completion of a number of building 
projects in the locality, including a residential development located at 5 Hurtle Square. 

The assessments conducted in May 2018 identified that there was a total of 45 cars parked 
within the above study area in the am period and 46 cars in the pm period. Hence there were a 
minimum of 19 spaces which could potentially be used by clients / patients of the proposed 
development. This included all 12 of the spaces along the western side of Pulteney Street, 
between Carrington Street and Halifax Street. These spaces are available for two-hour parking 
during weekday periods and would be appropriate for use by clients / patients of the subject 
development. 

A further (third) parking assessment was conducted on Monday 12th November 2018 in the 
same on-street areas. This assessment identified there are now 64 parking spaces with 
durations of stay of at least one-hour during the period between 9.00am and 5.00pm with a 
demand for only 34 spaces in the surveyed areas at approximately 11:30am. 

In summary, the results of the second parking review correlate very closely to that of the original 
assessment undertaken in February 2018. The third survey identified an even greater capacity 
of available short-term parking with 30 on-street spaces vacant during the late morning period, 
which I consider would be representative of the peak parking demand in the locality. 
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4.0 PARKING ASSESSMENT 

4.1 Detailed Parking Assessment 

The subject site is located within the City Living Zone. Consequently, Table Adel/7 within the 
Adelaide City Development Plan identifies car parking provisions relevant to the proposed 
development in respect to both the residential and non-residential components. More particularly 
I note that the following car parking rates would apply: 

Type of Development Minimum Provision of Car Park Spaces 

Offices/Ancillary Retail Services 3 per 100 square metres building floor area 

Medium to High Scale Residential 1 space per dwelling up to 200 square metres 
building floor area. At least 2 spaces per dwelling 
greater than 200 square metres building floor area. 

Non-residential development (excluding 
hotel/licensed premises, offices/ancillary retail 
services and restaurant/café) 

5 spaces per 100 square metres of gross leasable 
floor area 

Restaurant/Cafe 1 space for every 3 restaurant/café seats. 

Based on the floor areas of the non-residential land use and long-term occupation of the Level 4 
dwellings there would be a theoretical requirement to provide in the order of 29 spaces based 
upon the following calculations: 

Land use component  Area / units  Car parking rate  Required number of 
spaces  

Café  24 seats  1 space / 3 seats  4.0 spaces * 

Consulting  180m² 5 spaces / 100m²  9.0 spaces  

Office  204m² 3 spaces / 100m²  6.1 spaces  

Residential  6 dwellings  1 spaces / dwelling   6.0 spaces  

Total  25 spaces (rounded) 

Less proposed on-site car parking provision  10 spaces  

Theoretical shortfall of parking on-site  15 spaces  

Less existing off-site car parking spaces 3 spaces 

Net shortfall 12 spaces 

*Assumes a 50% discount based upon the potential use of this facility by tenants and customers of the other land 
uses components / patrons currently employed or visiting within the immediate locality 

However, it should also be noted that the existing use of the site results in a car parking shortfall 
of 13 spaces, based on the area of the current buildings and the existing parking supply. My 
calculations on the existing parking shortfall are as summarized as follows:- 
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Land use component  Area / units  Car parking rate  Required number of 
spaces  

Consulting* 300m² 5 spaces / 100m²  15.0 spaces  

Warehouse (office)  132m² 3 spaces / 100m²  4.0 spaces*  

Total  19 spaces (rounded up)  

Less practical on-site car parking provision  6 spaces  

Current on-site shortfall  13 spaces  

*Subject to review  

On the basis of the above calculations, there will be a slight improvement in the current shortfall 
of on-site car parking as a result of the proposed development.    

Furthermore, I consider that the actual car parking demand, and hence shortfall in car parking 
provision associated with the proposed development, would be even less than the above 
calculations, given that:- 

 The proposed café area will be used by patrons who are already in the locality; 

 The café component is also likely to be used by people currently within the building. 
Hence there will be a level of shared car parking between the various land use 
components. As the proposed Café area will be predominantly used by patrons currently 
within the locality or directly associated with the proposed building, it is anticipated that 
the Café component of the subject development would generate a peak parking demand 
equivalent to only approximately 50% of the rate required by Council's Development Plan 
provisions,  

 A significant proportion of both staff and patients will use public transport to access the 
development; 

 Some consulting staff are currently provided with car parking at either Wakefield or St 
Andrews Hospitals (understood to be at least 3 staff). These staff will not require car 
parking within the locality of the proposed development; 

 There are opportunities for both staff and patients to use existing public off-street car 
parking facilities within the locality, including the Wilson car park at 111 Angas Street. 
Other public parking facilities within close proximity of the subject site including 
commercial car parking areas located at:- 

 58 to 60 Carrington Street, Adelaide, and  
 
 22 Moore Street, Adelaide, 
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 The results of the above car parking surveys that there would be an opportunity for 
visitors / patients to use the available short-term on-street car parking within the locality of 
the subject site. The majority of patients would be on-site for less than one-hour and 
these patients would be able to use the on-street areas to meet their parking 
requirements when attending the subject development. 

As previously identified the subject development is also located within convenient proximity of a 
GoGet parking area located on the north-western corner of Hurtle Square. The GoGet scheme 
provides members with an opportunity to conveniently access a car for personal use without the 
need to own a car. This scheme would potentially appeal to occupants of the building and could 
consequently reduce the need to park on site, thereby further reducing the overall parking 
demand associated with the subject development. 

Long-term parking associated with staff would generally not be accommodated on-street but it is 
identified that long-term parking opportunities to occur within the locality, i.e. the Wilson car park 
on Angas Street. 

In undertaking this parking assessment, I have had regard to ‘Principle of Development Control 
253(c)’ in Council’s Development Plan: 

c) car parking rates lower than the minimum in Table Adel/7 may be appropriate where there is 
readily accessible and frequent public transport in the locality or it can be demonstrated that 
a lower provision is warranted, such as for the following reasons:  

(i) the nature of development; 

(ii) existing heritage places on or adjacent to the development site which dictates the 
development of the site in a manner which hampers the provision of on-site parking;  

(iii) the opportunity to exploit shared car parking areas between uses based upon compatible 
hours of peak operation;  

(iv) use of a car share scheme; or  

(v) suitable arrangements for any parking shortfall to be met elsewhere or by other means. 

I consider that both parts (iii) and (v) are relevant, noting that there are clearly complementary 
land uses to be provided on the subject site and that the proposed 3 existing off-site parking 
spaces are to be provided for use by consultants.  

In assessing the car parking demands associated with the proposed development I have had 
consideration to Council’s transport strategy document (Smart Move: The City of Adelaide 
Transport and Movement Strategy). I consider that the potential use of public transport, cycling 
and walking to access the subject development is consistent with the aims of the strategy i.e. to 
reduce demand for use of private transport given the alternative modes of transport that would 
be available for both staff and clients/customers of the proposed development.  
 
Significantly, the subject development will be conveniently located to the north-south pedestrian 
and bicycle quotation marks active cross city links and is located within close proximity to major 
public transport routes along both King William Street and particularly Pulteney Street. 
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I also note that the subject development is located within close proximity of the Capital City Zone 
and it is noted that there is no specific car parking requirement for such development within this 
adjoining zone.  

The car parking demand associated with the residential component of the proposed 
development will be accommodated by use of six of the spaces provided within the car stackers. 

4.2 Parking for People with a Disability - Minimum Rate for Reserved Spaces  

The Development Plan suggests the following relevant rate: 

“A General Requirement of 1 car parking space in every 15 spaces provided with any form 
of development should function as a car parking space suitable for use by people with 
disabilities and other people with small children and prams so they can easily be 
loaded/unloaded from vehicle side doors.” 

Given the provision of a total of 10 car parking spaces on-site including one specifically 
designed for use by the disabled, the above requirement will be met. 

4.3 Bicycle Parking Provisions 
 

Type of Development Bicycle parking space standard 
for employees and/or residents 

Bicycle parking space standard 
for customers, visitors and/or 
shoppers 

Café/Restaurant 1 per 20 employees 1 per 50 seats 

Consulting Rooms 1 per 20 employees 1 per 20 consulting rooms 

Offices 1 per 200 square metres of gross 
leasable floor area 

2, plus 1 per 1000 square metres 
of gross leasable floor area 

All Low, Medium, and High 
Scale Residential 

1 for every dwelling/apartment 
with a total floor area less than 
150 square metres. 

2 for every dwelling/apartment 
with a total floor area greater than 
150 square metres. 

1 for every 10 dwellings 

On the above basis, the subject development would require provision of approximately 12 
bicycle parking spaces, including 6 spaces for use by residents. However, there would be an 
opportunity for complementary use of bicycle parking spaces associated with customers / 
visitors to the subject site.  

The plans identify that the above bicycle parking requirement will be significantly exceeded by 
provision for 21 bicycle parking spaces as identified on the plans including:- 
 

 Ground Floor – 6 on street parks, and  
 

 Levels 1 & 5 – 3 bike racks per level i.e. 15 spaces 
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Is it also noted that end-of-trip facilities are provided for the commercial floors with a centrally 
located shower and access to lockers. 
 
Hence, it is considered that the proposed development will provide cyclists with both convenient 
and comfortable cycling opportunities.  
 
4.4 Summary 

The relevant parking requirements and provisions associated with the proposed development 
are summarised in the table below: 

 Parking Attribute  Number of spaces provided (shortfall)  

1. Development Plan Parking Requirement  29 spaces  

2. Proposed on-site parking supply  10 spaces 

3. Theoretical shortfall  19 spaces (1. less 2.) 

4. Shortfall of the existing land use 13 spaces  

5. Net car parking shortfall based upon Development 
Plan rates 

  6 spaces (3. less 4.) 

6. Less discount of 3 spaces to account for existing 
parking arrangements for staff at other city hospitals 

  3 space shortfall  

On the above basis, I consider that the proposed development will result in a minor increase in 
car parking shortfall compared to the existing land use. However, the surveys of parking demand 
in the locality has identified that such a shortfall could be readily accommodated by the number 
of on-street parking spaces within close and convenient walking distance of the locality. I 
therefore consider the proposed development would therefore be appropriate from a parking 
supply perspective. 

5.0 TRAFFIC ASSESSMENT 

Given the nature of the proposed development, with only a relatively small car parking area at 
the rear of the site, the subject development will generate few trips within the immediate locality. 

An assessment of the car parking layout has been undertaken in respect to vehicle accessibility. 
This assessment has identified that a driver of a B85 design vehicle would be able to access 
each parking space on-site as per the relevant requirements as identified in AS/NZS 
2890.1:2004. 

Deliveries to the subject development will be undertaken by vans or other small commercial 
vehicles, similar in size to the B99 design vehicle. These vehicles would be able to access the 
car parking driveway area at the rear of the site but would also be accommodated within the 
various on-street loading zones within the immediate locality of the subject site, in a similar 
manner to that used to accommodate the existing development. 

A Waste Management plan has been prepared by Colby Industries dated 19th November 2018. 
Waste collection for the separate land use components will occur at separate locations.  
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For the residential component, waste / recycling will be collected at the rear of the site by 
Council’s waste contractor. It is proposed that waste collection vehicles will stop in Mocatta 
Place with bins emptied into the rear of the vehicle. This would essentially reflect the practice 
currently provided for the existing development on site. 

In respect to the commercial components of the subject development, waste will be collected 
directly in front of the site on the southern side of Carrington Street by private waste contractor. 
These vehicles would need to use a length of approximately 14 metres of kerb space during 
collection periods. It is anticipated that this could be provided in the form of a loading zone 
operating for limited time periods on Monday to Friday with this area reverting to kerbside 
parking outside of these periods.  

While such an arrangement will be subject to consultation with Council, a concept design for this 
area is identified within Figure 3 (below). This figure identifies that it would be possible for an 
MRV design vehicle to pull into the area in front of the subject site and to proceed to travel along 
this roadway to the west on completion of collection waste and recyclables in this area. 

 
Figure 3: MRV access into proposed 14m long time restricted loading area on the southern side of 
Carrington Street in front of the subject site 

These collections would take approximately 15 minutes and would presumably occur in morning 
periods. The on-street parking spaces directly in front of the site would need to be restricted 
during waste collection periods to allow this vehicle to service the subject development. It is 
anticipated that this would require the provision of a loading zone between the hours of 
approximately 7:00 am to 10:00 am on weekdays, with these spaces being available for parking 
outside of these periods. There will be a total of at most 3 collections of waste / recycling at this 
location on a weekday with each collection requiring only a short duration given the relatively 
small volume of material needing to be collected.(to be confirmed by Colby Industries). 

Approximately 2 to 3 on-street car parking spaces would be lost adjacent to the subject site 
during the restricted times in weekday morning periods. Such times would be prior to peak 
parking periods, i.e. before 11:00am, and would therefore not have a detrimental effect on 
parking demand in the locality during these times. For example, the most recent parking survey 
undertaken at 11:30am on a weekday identified a vacancy of 30 on-street parking spaces within 
the locality of the subject site. 
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The provision of a loading zone directly in front of the site would also be suitable for both the set-
down and collection of patients arriving at the centre by either private car or taxi.  

6.0 SUMMARY AND CONCLUSIONS 

In summary, I consider that the proposed amended development will:  

 Provide a car parking area at the rear of the site with a capacity to accommodate 10 cars, 
including one space for use by the disabled and an adjacent shared area; 

 Not result in adverse traffic impacts on the adjacent road network given the number of car 
parking spaces specifically provided at the rear of the site the proposed development; 

 Provide a design standard which is appropriate and essentially meets the intent of the 
relevant Australian / New Zealand Standard for off-street car parking areas; 

 Accommodate sufficient on-site car parking to meet the car parking requirements of 
residents associated with the long-term residential dwellings within the subject 
development; 

 Provide sufficient combined on-site and off-site parking to meet the increased parking 
demand generated by the proposal; 

 Provide 12 bicycle parking spaces, satisfying Council’s relevant Development Plan 
provisions in respect to adequacy of bicycle parking; and  

 Be accessible to surplus on-street car parking, which would be available to address 
customer, patient and client parking demands, with significant levels of available short-
term spaces identified within the study area during the various inspections of existing on-
street car parking demands. 

Yours sincerely 

 
Phil Weaver 
Phil Weaver and Associates Pty Ltd 
 

Enc 
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Design Intent
Introduction 
The landscape concept design for Carrington 
Collaborative provides guiding principles for the 
development of the external public space frontage at 
street level on Carrington Street, rear entry planting 
integrated into the building at Mocatta Place,  and 
internal stairwell garden treatments. 

Landscape Approach
The new development at Carrington Collaborative 
maximises the opportunities for engaging 
pedestrian-scale treatments to the ground floor 
interface on Carrington Street and Mocatta Place 
that are open and approachable.

Connected directly to the street frontage of 
Carrington Street, the combination of high-quality 
paving on the ground plane with vertical planters and 
seating invites activity. Planting softens the scale of 
the building at street level adding texture, colour and 
seasonality.   

Key design initiatives include:
—— Creating an open and active presentation to the 
street utilising high-quality paving, planting, 
landscape elements and flexible space for outdoor 
seating;

—— Defining and inviting entry points to the building 
on Carrington Street and 

—— Providing amenity through greening to Mocatta 
Place;

—— Integration of vertical greening with the 
architectural form of the building; 

—— Use of plant species that provide variety, 
structure and interest to the public and private 
realm; and

—— Consideration and protection of existing 
established street trees on Carrington Street.

Planting Design
Plant species for the new development have proven 
reliability in urban settings and are able to withstand 
the site specific microclimates at both at ground 
level and in vertical planting situations. 

The planting design incorporates the following 
initiatives:

—— Plant structure and form to create interest and 
variety;

—— Use of plants to provide amenity and seasonality;
—— Provision for irrigation and drainage to suit varied 
planter applications

—— Species tolerance of individual micro-climates - 
varying from deep shade (southern side), to part 
sun (northern side) and internal spaces (light 
well);

—— Distinct planting styles to each landscape zone.
—— Consideration of planting that is complimentary 
to the surrounding neighbouring gardens and 
Hurtle Square.

—— Consideration of establishment and maintenance 
of planting.

Planting within planters
Raised planter beds are established utilising 
minimum 400mm depth of appropriate growing 
medium.  Plant species selection and automatic 
irrigations systems will ensure successful 
establishment and long-term viability with 
associated drainage installed as required.

Maintenance of Design
Hard landscape elements such paving and planters 
are designed and selected for their amenity, usability 
and robust, low-maintenance requirements. 

To ensure reliability and longevity, the plant species 
selection is tailored to each individual zone and 
includes:

—— Proven groundcover and climber species tolerant 
of both low light levels, north and south facing 
streetscape settings;

—— Planting zone-specific irrigation systems to 
provide appropriate levels of water to different 
plant types.

—— Heights of planters are easily accessible for 
ongoing maintenance post installation.
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—— Dianella caerulea ‘Little Jess’

—— Hibbertia scandens

—— Liriope ‘Evergreen Giant’

—— Plectranthus scutellarioides

—— Monstera deliciosa

—— Russelia equisetiformis ‘Lemon Falls’ 

—— Syngonium podophyllum ‘Robusta’

—— Trachelospermum ‘Flat Mat’

—— Xanadu philodendron

Indicative Plant List 
—— Hibbertia scandens
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1 Introduction 
This document presents a waste management plan (WMP) for the 125-129 Carrington St Mixed Use 
Building (Residential High-density Mixed Use) Development (the “Development”).  The Project 
Architect is Stallard Meek Architects, and Traffic Engineer is Phil Weaver & Associates  

The WMP explains how the Development can manage waste effectively to achieve regulatory 
requirements and desired design and operating objectives, including those recommended by the 
South Australian Better Practice Guide (State Guideline) (Zero Waste SA, 2014) and Council 
expectations for waste management in these types of development. The WMP should be read in 
conjunction with other planning approval documentation for the Development referenced herein.   

2 Development Description 
The Development is at 125-129 Carrington St, Adelaide, in the City of Adelaide (Council).  Per plans 
provided (DPR04 and DPR05, received 13 November 2018), the Development is a six-storey building 
on a ca. 470m2 site, with ca. 16.3m frontage onto Carrington St and rear access via Mocatta Place – 
see Figure 2-1 overleaf which reproduces the Ground Level plan for the site.  [This figure illustrates 

proposed waste system features for the Development at Ground Level which will be discussed later in 

this WMP.]  Table 2-1 below gives the Development’s land use metrics (used for waste system 
design). In summary, the Development comprises:  

o Residential 

▪ Levels 3 to 5 – Six (6) 3-bedroom apartments;  

▪ Ground Level – Access Lobby to Lift 

o Commercial –  

▪ Ground Level – Light Café 

▪ Levels 1 to 2 – Offices & Consulting Rooms 

Table 2-1 below includes the recommended Waste Resource Generation Rate (WRGR) classification 

(for each land use) based on the State Guideline (Zero Waste SA, 2014), which are used for 

estimation of waste and recycling volumes to assess waste storage required for the site. 

 

Table 2-1 – Summary of land uses for the Development, their WRGR Description(s) and relevant Development Metric(s) 

Land Use Description Location Land Use Type* Development Metric(s) 

Residential 

Apartments Levels 3-5 
High Density 

Residential Dwelling 

6 Apartments 

18 Bedrooms 

Common Space / Lobby 
Ground Level & 

Levels 3-5 
Showroom 50 m2 GFA Active Space** 

Commercial 

Café: Single Tenancy Ground Level Light Café* 25 
m2 GFA Active Space**, 6-
day operation 

Commercial Offices: At 
least (2) tenancies, or at 

least one per level 
Levels 1 & 2 

Offices & Consulting 
Rooms (Medical)** 

500 
m2 NLA, 5-day operation per 
week 

* Derated Café/Restaurants WRGR used to reflect Light Café scenario: General Waste - 40% discount; Recycling - 20% discount; Food waste - 
50% discount 

** Active space estimate used for waste volume calculations  
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Figure 2-1 – Ground Level plan and site boundary for Development, reproduced from the Drawings.   This figure illustrates proposed waste system features which will be discussed later in this WMP.
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3 Design Assumptions 
3.1 Stakeholder Engagement (Council) 
Discussions were held with the Architect and Traffic Consultant to confirm most appropriate types of 
waste storage, the location and space available for this storage, and how waste and recycling bins 
could be collected, including accessing the Council rear-lift skip bin collection service for high density 
residential dwellings that is available.   

Based on these discussions, a proposed waste system arrangement/scheme for the building was put 
to Council (via David Bland, Waste Management & Operational Support) by email (on 15 November 
2018) for their consideration.  This proposed waste system included a separation of collection points 
for commercial and Council collections as follows. 

• Council bulk bin collection could occur from the rear via Mocatta Place because collections 

would only be weekly and occur over a short period (e.g. up to 5 min) and Council felt 

comfortable they could manage these collection arrangements without negative impact on 

traffic and resident access to other properties along this street (like their existing kerbside 

collection). 

• Commercial collections, however, would occur from Carrington St as they could be more 

frequent (up to 3 times a week), would involve pull-in, pull-out arrangements where trucks 

could be parked for up to 15-20 minutes.  

o Such commercial arrangements could be perceived as not suitable for Mocatta place 

(which is a narrow street with no on-street parking) and best located on Carrington St 

where a temporary on-street loading zone could be established for this purpose.   

Following review, the proposed system arrangement/scheme Council confirmed by via email 
(Adelaide City Council, 16 November 2018) that:  

• “From reviewing the drawings, I don’t see any fundamental issues.” 

This proposed waste system arrangement/scheme proposed to Council and confirmed above is 
therefore outlined and expanded on in this WMP. 

3.2 Waste & Recycling Service Provision 
Table 3-1 overleaf outlines the recommended waste services by land use per Table 2-1. The different 
waste service classifications listed in Table 2 are explained below. 

• Routine Services – These require on-site waste storage and routine and regular collections, and 
would include services for general waste, dry (comingled) recyclables and food waste. 

• At-call services – These involve non-frequent collections, such as Hard waste and are organised 
and provided on an as-needed basis.  

• Maintenance services – Some waste items (e.g. lighting in common areas or commercial 
tenancies) would be removed and disposed of (off-site) by the contractor providing the related 
maintenance service (and hence on-site waste storage is not usually needed or provided).   

• External Services – These are where waste items (e.g. printer cartridges, lighting) that can be 
dropped off by tenants/residents at external locations (e.g. Officeworks, waste depot) (and thus, 
separate on-site waste storage is not usually needed or provided). 

For the Routine and Hard Waste services for residential apartments, these would be provided by 
Council (via their waste contractor).   

The Routine and Hard Waste services for commercial tenancies would be provided by a commercial 
or private waste contractor, except where the commercial tenancies (e.g. Light Café) took advantage 
of the Council weekly cardboard collection service available to businesses in the Council area (see: 
https://www.cityofadelaide.com.au/city-business/business-responsibilities/waste-recycling/collections-
for-businesses/).  

{Cont. overleaf below Table 3-1}  

https://www.cityofadelaide.com.au/city-business/business-responsibilities/waste-recycling/collections-for-businesses/
https://www.cityofadelaide.com.au/city-business/business-responsibilities/waste-recycling/collections-for-businesses/
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Table 3-1 – Expected or recommended waste & recycling services for the Development 

Service Type 
Residential Commercial 

Apartment Public Space Offices & Consulting Rooms  Light Café* 

Routine (regularly 
scheduled) 

·    General Waste ·    General Waste ·    General Waste ·    General Waste 

·    Recycling  ·    Recycling  ·    Recycling 

·    Food Organics 
 

·    Paper (only) 
·    Cardboard (Flatpack, Council 

collection) 

   ·   Confidential Paper ·    Food Waste 

  
 ·   Medical/Pharmaceutical 

Waste (if applicable) 
·    Recycle Deposit Containers 

(OPTIONAL) 

At-call (as needed) ·    Hard/E-waste (Council) 
 ·    Cooking Oil (OPTIONAL) 

 

·    Hard/E-waste (Private) 

Maintenance (waste 
removed by contractor) 

·    Lighting (where applicable) 

External (by tenant off-
site) 

·    Lighting 

·    Printer Cartridges 

·    Batteries 

 

3.3 Waste & Recycling Volumes 
Table 3-2 below estimates expected waste and recycling volumes for the Development (in 
Litres/week).    

• WRGRs (in the State Guideline) do not exist for sanitary, lighting, printer cartridge or battery 

waste.   

o Volumes of these waste items, however, are relatively small, and thus, have not been 

estimated.   

• The Light Café tenancy WRGRs are derated Café / Restaurant WRGRs (to reflect the fact a Light 

Café is not a full-service restaurant, which the WRGRs in the State Guidelines are based on – 

refer to Table note). 

• The Light Café and Offices & Consulting Rooms’ WRGRs for Recycling and General Waste were 

split based on published data and consultant experience to reflect likely volumes generated for 

different recyclable items. 

 

Table 3-2 – Estimated waste & recycling volumes (Litres/week) for Development. Greyed out, N/A – Not Applicable; NE – 

Not estimated 

Waste/Recycling Service 
Residential Commercial 

Apartments Public Space Offices & Consulting Rooms ** Light Café#,** 

L/week L/week L/week L/week 

General Waste 540 92 800 517 
Dry Comingled Recycling 450   156 92 
Paper     469   
Cardboard       187 
Recycled Deposit Container       86 
Confidential Paper     125   
Food/Garden Organics 180     574 
Clinical Waste     50   
Hard waste 126 4 13 14 
E-waste 23 0.4 1 1 
Lighting waste Not Estimated (Minimal Volumes) 
Printer Cartridges/Batteries Not Estimated (Minimal Volumes) 
Sanitary   Not Estimated (Minimal Volumes) 
TOTAL 1,319 193 1,614 2,130 

# Modified Café / Restaurant WRGR to reflect Light Café tenant: General waste WRGR derated by 30%, recycling/cardboard by 25%, and food 
waste by 50%. 

** Splits are made to Recycling and General waste WRGRs based on published data and consultant experience to reflect likely volumes 
generated  
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4 Waste Management System 
4.1 Waste Storage Area(s) 
There would be the following waste bin storages (Waste Storage Areas) at the Development, which 
are also shown in Figure 2-1 and Figure 4-1 (overleaf).   

1) Apartment (Residential) Waste Area & Bin Storage – see Figure 2-1 

• This shared waste storage would be a separate room at the Ground Level. 

• Residents would access the room from their apartments via Lift to Ground Level. 

• Collection access (by Council contractor) would be via the Garage door at rear of 

property. 

2) Commercial Office & Consulting Rooms’ Bin Storage areas – see Figure 4-1 

• These waste storages would include: 

o General waste and recycling bins in a cleaner’s store rooms at Levels 1 and 2; 

o Paper and confidential paper bins in stationery rooms of each commercial 

tenancy; and/or 

o Clinical waste receptacles or bins (if required for medical consulting) in secure 

storage areas in each commercial tenancy. 

• For commercial collections, the commercial waste contractor would park in proposed 

Loading Zone on Carrington St and pull-in pull-out bins via the Residential Lobby, Ground 

Level Waiting Area, and commercial lift to Levels 1 and 2. 

3) Commercial Light Cafe Tenancy Waste Area & Bin Storage – see Figure 2-1 

• The Café would have its own waste room at Ground Level and may also store smaller 

waste/recycling items in-tenancy (e.g. cooking oil). 

• Café staff would access this room via Ground Level Waiting Space area for Levels 1 and 

2 and rear corridor. 

• Like the Office & Consulting Rooms above, collection would be pull-in pull-out service by 

the commercial waste contractor using the Loading Zone on Carrington St except for 

Cardboard which would be presented kerbside (in flat pack format) for Council weekly 

collection 

Table 4-1 two pages overleaf gives a schedule of recommended bin storage in each of these Waste 
Storage Areas for Routine Services. This Table includes for each land use and service: 

• Number and type of bins; 

• Collection frequency (expected or proposed); and 

• Service provider. 

Potential bin configurations in these Waste Storage Areas for the recommended bin storage (per 
Table 4-1) are shown in Figure 2-1 and Figure 4-1. 

• These illustrations demonstrate that adequate space is or can be provided in these Waste 

Storage Areas to meet the site’s waste management requirements. 

• For the commercial offices on Levels 1 and 2 they would have the same set of bins on each 

level (i.e. one set = halve the number indicated in Table 4-1) 
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Figure 4-1 – Example illustration of how commercial waste storage on Levels 1 and 2 could be organised.  Final 

configuration to be decided at time of tenancy fit-out  
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Table 4-1 – Waste storage and bin schedule for Routine Services, including collection frequency and collection service 

provider. The type and size of bins for some commercial services (e.g. medical, confidential) may be refined in consultation 

with the commercial waste contractor when the building becomes operational 

Waste Storage 
Area(s) 

Location Routine Service 
Estimated Waste / 

Recycling 
Volumes (L/week) 

Provider 

Collection 
Frequency 

(Up to 
Events/week) 

Max. Bins/Items Stored & 
Collected (per Event) 

No. Size (L) Type 

1. Residential 
Ground Level 
Waste Room 
(Residential) 

General Waste 632 
Council 

residential 
skip bin 

Weekly 

1 660 Skip 

1 240 MGB 

Dry Comingled Recycling 450 1 660 Skip 

Food/Garden Organics 180 1 240 MGB 

2. Café 
Ground Level 
Waste Room 
(Café) 

General Waste 517 
Private 

3 1 240 MGB 

Dry Comingled Recycling 92 1 1 240 MGB 

Cardboard (Flat-pack) 107 
Council 

Business 
Cardboard 

1 1 107 Flat-pack 

Recycled Deposit Container 86 

Private 

1 1 240 MGB 

Food/Garden Organics 574 3 1 240 MGB 

3. Office & 
Consulting 
Rooms (4 
tenancies) 

Cleaners Rooms 
on Levels 1 & 2  

General Waste 800 2 2 240 MGB 

Dry Comingled Recycling 156 1 2 140 MGB 

Stationery room 
within each 
tenancy 

Paper 469 2 2 140 MGB 

Confidential Paper 125 Fortnightly 2 140 MGB 

Secure area 
within each 
tenancy 

Clinical Waste 50 1 2 25 Pail 
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4.2 System Operation 

4.2.1 Routine Services 

The following summarise how the waste systems would operate for each land use at the 
Development. 

4.2.1.1 Residential Apartments 

User Storage – Residents would be provided with suitable kitchen bins with handles to enable easy 
carriage from their dwellings to their Local Disposal Area, e.g. Figure 4-2 below: 

a) General waste bin – at least 20L in size (bag lined) 

b) Commingled recycling waste bin - at least 20L in size 

c) Food organics bin (as specified or otherwise agreed with Council) (compostable bag lined) 

Note: City of Adelaide residents who receive the Green Organics collection can pick-up a free Kitchen 

Organics Basket and ongoing supply of compostable bags from Council’s Community centres, libraries or 

Colonel Light Customer Centre.  See: https://www.cityofadelaide.com.au/city-living/home-property-

management/waste-recycling/food-waste/  

 

            

(a) (b) 

Figure 4-2 – Examples of suitable waste and recycling kitchen bins: (a) General waste & recycling - 2×20L Buckets with 

carry-handles in pull-our draw (Adelaide City Council, 2016 ); and (b): Bench-top food waste kitchen caddy with handles 

(Source: https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/food-waste/ )  

 

Local Disposal – The residents would carry waste in their kitchen bins via corridors and Lift to the 
Ground Level Waste Room – see Figure 2-1 – and empty it into the skip bins and/or MGBs provided. 

Waste Storage – These would be skip bins and/or MGBs in Ground Level waste room, size and 
number per Table 4-1 and illustrated in Figure 2-1. 

Presentation/Collection Transfer –  

o The Ground Level waste room would be the presentation area for collection. 
o The Council waste contractor would open (using key or secure access code) the rear garage 

access door from Mocatta Place to Ground level car park area and pull bins out from the 
Waste Storage Area, empty them, then return empty bins back to this waste room. 

Collection –  

o Would be the Council contractor (rear-lift and/or kerbside), parking in Mocatta Place (per 
Figure 2-1) 

https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/food-waste/
https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/food-waste/
https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/food-waste/
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o The Council contractor would access this Loading Area from Queen St or Hurtle Square park 
at rear of the property, and after collection, exit in a forward direction onto Hurtle Square or 
Queen St (respectively). 

▪ Council has already confirmed it can deliver this service to the development in this 

way (Adelaide City Council, 16 November 2018). 

o Collections would be weekly, and the time required for collection events should be less than 
5min (per service) to park, collect and empty bins. 

4.2.1.2 Commercial tenancies – Offices and Consulting Rooms & Light Cafe 

User Storage – These tenancies would have bins located in-tenancy for disposal of their waste and 
recycling.  The types and size of bins would be decided during tenancy fit-out as they depend on type 
of commercial activity and services elected by the tenants. 

Local Disposal –  

• Light Café – Tenancy staff would transfer waste & recycling and/or bins via Ground Level 
Waiting Space area and rear corridor to their Ground Level waste storage area – per  Figure 
2-1 – and empty it into the bins provided.   

• Offices & Consulting Rooms – Tenancy staff and/or cleaners would transfer waste & 
recycling and/or bins to waste storage areas in-tenancy or on their level – per  Figure 4-1 – 
and empty it into the MGBs or receptacles provided.   

Waste Storage area –  

o Light Café – The Waste Storage area would at Ground Level as illustrated in Figure 2-1, 
some smaller waste items (e.g. cooking oil if required) may be stored in the tenancy.   

o Offices & Consulting Rooms – Per Figure 4-1 there would be bins stored in several 
locations on each level: 

▪ General waste and recycling bins in a cleaner’s store rooms; 

▪ Paper and confidential paper bins (if elected) in stationery rooms in each commercial 

tenancy; and 

▪ Clinical waste receptacles or bins (if medical consulting rooms and elected) in secure 

storage areas in each commercial tenancy. 

o Table 4-1 gives a list of bin types and numbers to service the assumed tenancy configurations 
in Table 3-1, and Figure 2-1 and Figure 4-1 illustrate that these bins can be accommodated in 
these commercial waste storage areas.  

Presentation/Collection Transfer –  

o For commercial waste and recycling services, the Waste Storage Areas (Levels 1 and 2 for 
Offices & Consulting Rooms and Ground Level waste room or in-tenancy storage for Café) 
would be the presentation areas for collection. 

▪ The waste contractor would use the Lobby, Ground Level Waiting area and/or Lift to 

transfer bins/items to the Carrington St collection point. 

o Cardboard collection for Light Café – If the Light Café elects to access the weekly cardboard 
collection service provided by Council, the bins(s) and/or waste items would be presented for 
collection at kerbside on Carrington St in line with Council requirements (per 
https://www.cityofadelaide.com.au/city-business/business-responsibilities/waste-recycling/).  

Collection –  

o For commercial waste and recycling services, these would be by a commercial (private) 
contractor, using the Carrington St collection point. 

o We recommend that the Body Corporate engage a common waste contractor for all 

commercial tenancies at the site (to minimise collection events at the Development). 

o Cardboard collection for Light Café – If elected, the Council weekly cardboard collection 
service by kerbside presentation on Carrington St (as illustrated in Figure 2-1).    

https://www.cityofadelaide.com.au/city-business/business-responsibilities/waste-recycling/
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4.2.2 At-call services 

4.2.2.1 Hard/E-waste – Apartment Building residents  

• Residents can use the Council’s at-call hard waste collection, where residential sites with 6 or 
less dwellings an access up to 2 collections per site per calendar year (see:  
https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/hard-
refuse/). 
o The Body Corporate or Building/Facilities Manager (on residents’ behalf) should inquire with 

Council regarding how these residents can access the Council hard waste collection when the 

Development becomes operational, including establishing suitable arrangements and 

(kerbside) presentation location(s) for the service. 

o Subject to above review and confirmation with Council) the temporary hard waste 

presentation area(s) could be set up on Carrington St as illustrated in Figure 2-1. 

• The Council waste contractor(s) delivering hard waste collection services can use the Carrington 
St Loading area (in the same way as proposed for commercial collection services).   

The Building User Manual(s) for residents at the Development would advise on availability and/or 
organizing the Council Hard /E-waste collection services.   

4.2.2.2 Hard/E-waste – Commercial Tenancies  

• Would organise for private hard/e-waste collection direct from their tenancies as needed. 

• The waste contractor delivering the services would use the Carrington S loading area as 
proposed above for hard waste collection services to Apartment residents. 

The Building User Manual(s) for commercial tenants at the Development would advise on availability 
and/or organizing Hard /E-waste collection services.   

4.2.3 Maintenance Services 

Waste would be generated by some maintenance services or activities in the building and commercial 
tenancies at the site (e.g. lighting, repair work, cleaning of commercial toilets, etc.).  These 
maintenance-generated waste materials would be handled and disposed of by the contractor 
undertaking these services.  [Dedicated on-site storage for these waste materials is therefore not 
needed.] 

4.2.4 External 

Residents and commercial tenants would be able to dispose of smaller waste items, such as printer 
cartridges, batteries and lighting, to publicly available external drop off points (e.g. supermarkets, 
Office works, telco retail stores, etc.), which accept these materials.   

The Building User Manual(s) for residents and commercial tenants at the Development will include 
advice on external drop-off points for these waste items, which may include reference to Council 
advice available at their Web site. 

4.2.5 Bin cleaning (& On-site Bin Wash Area)  

A dedicated on-site bin cleaning area would be provided and multi-purposed with the bin storage area 
in the Residential Waste room at Ground Level – see Figure 2-1.    

• This bin wash area would require grading to a sewer drain with basket screen to remove 

gross solids, tiles or epoxy coating to water-proof adjacent walls and flooring, standard cold-

water supply faucet and commercial-grade electrical power supply (if pressure washer system 

is to be used), plus bunds and screens for use during bin wash events. 

• Bin washing activity for residential bins and access by commercial tenants would be managed 

by the Body Corporate. 

• Bin washing would be timed to occur immediately after bins are emptied.  

https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/hard-refuse/
https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/hard-refuse/
https://www.cityofadelaide.com.au/city-living/home-property-management/waste-recycling/hard-refuse/
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Alternatively, bin cleaning at the Development could be outsourced to an external contractor (e.g. 
http://binforce.com.au/). 

• These external contractors generally have self-contained bin washing systems on back of ute 

or truck that enable them to clean bins on site – e.g. Figure 4-3 below. 

o Or some will remove bins from site, replacing them with an empty spare, clean the 

bins, then return them to site. 

 

 

Figure 4-3 – On-site bin wash system for rear-lift trucks on back of ute.  Source: http://binforce.com.au/ 

4.2.6 Transfer pathways 

There are range of transfer pathways for the waste systems at the Development, which were 
described in Sections 4.2.1 and 4.2.2.  The following is provided as a guide for sizing and designing 
these transfer pathways. 

• Transfer pathways –  

o User disposal – less than 30m and free of steps, no grades greater than 1:15, and cater for mobility 

impaired users. 

o Local disposal points to central storage – enough width to accommodate relevant bins or waste loads being 

transferred, free of steps, no grades greater than 1:12 

o Collection – less than 30m with no steps or grades greater than 1:10  

• Corridor widths –  

o 240L MGBs or smaller bins / loads – min. 1,000 mm (1,200mm preferred) 

o 660L skip bins – min. 1,200mm (1,400mm preferred) 

o 1,100L skip skips and/or other waste loads – min. 1,500mm (1,600mm preferred) 

• Doors –  

o Local disposal access – 800mm 

o Transfer pathways– Appropriate to the size of bin to be transported, e.g. 

▪ 240L MGB (or smaller) – min. 800mm 

▪ 660L skip – min. 1,200mm 

▪ 1,100L skip – min 1,500mm 

• Floors – Hard surfaces where bins and skips are to be carted 

• Lifts – All lifts should be sized to allow for bulky hard waste items. 

Based on current plans, these requirements for transfer pathways in the Development appear to be 
generally satisfied.  All relevant transfer pathways should be reviewed and confirmed at detailed 
design stage to ensure they are appropriate, including with Council for their residential collection 
services.  

http://binforce.com.au/
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4.3 Collection & Traffic Issues 
4.3.1.1 Collection Point & Events 

The waste collection points for the Development introduced above is reiterated below. 

• There are several collection points – per Figure 2-1 – with likely collection frequency(ies) and 
times at these location as follows. 

o Residential / Apartment Building (Council Service)–  
▪ Collection point – Mocatta Place at rear of property 

▪ Collections scheduled by Council  

▪ Weekly per Routine service or 3 collection events per week. 

▪ Up to 5 min per building per collection event. 

o Commercial (tenancy) waste and recycling bins (Commercial Service) 
▪ Collection point – Carrington St Loading zone, time controls to ensure access by 

collection trucks, e.g. 7-11am each day. 

▪ Collection frequency dependant on the service and type of tenancy and could be 

up to three times per week (but probably less frequent) for some services 

provided to the Light Cafe tenant – see Table 4-1. 

▪ We recommend the Body Corporate engage a common waste contractor across 

all commercial tenancies to minimise collection events. 

▪ Assuming a common waste contractor, services there could be between 8 and 14 

collection events per week across all services to commercial tenancies 

depending on services elected and collection frequencies required. 

▪ Each collection event could be 5-10 min depending on number of bins emptied or 

collected (and where from). 

▪ The collections should be scheduled to fit in with agreed loading zone parking 

controls which should be during daytime hours (7am-7pm) on weekdays and 

Saturdays (and on 9am-7pm Sundays if required) to minimise impacts on 

residents, neighbours, site car parking access, and traffic in Carrington St.  

4.3.1.2 Vehicles & Access 

• Rear-lift collections for Apartment Building –  
o Council has previously indicated to Colby Industries for their rear-lift service that the 

minimum size truck to be accommodated must be an 8.8m MRV with 3.5m minimum 
clearance.   

o There should be no issues with these trucks accessing Mocatta Place as this is the 
current practice for Council kerbside collection for existing residents in Mocatta Place.   

▪ Refer to Traffic Report by Traffic Engineer for additional discussion of collection 

truck access to the Mocatta Place proposed for the Development. 

• Commercial collections –   
o Collections from Carrington St – 

▪ Collection trucks for services to commercial tenancies are typically 8-10m in 

length. 

▪ The proposed loading zone is 16m, which would be enough for these trucks to 

enter in forward direction and exit in forward direction (after a small reversing 

movement needed whilst in the loading area). 

• Refer to Traffic Report by Traffic Engineer for additional discussion of 

collection truck access to the Carrington St loading zone proposed for the 

Development. 

▪ The loading zone would have time and parking controls (as agreed with Council), 

e.g. 7am-11am, is recommended, to ensure it is available for commercial waste 

collections. 
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• The Developer should confirm these time and parking controls with 

Council and commercial waste contractor to ensure they are applied to 

the loading zone before the Development becomes operational. 

o Council cardboard collections from Carrington St – 
▪ Council already provides these services to other businesses along Carrington St, 

and thus there should be no issues with the same services being provided for the 

commercial tenancies (i.e. Light Café) in this Development.    

4.3.1.3 Traffic Issues 

As described above, the residential collection point would be at rear of property in Mocatta Place.  
The collection trucks would access the collection point by forward entry from Hurtle Square or Queen 
St, then exit in forward direction back to Queen St or Hurtle Square (respectively).  This access 
arrangement is already performed by Council’s existing kerbside collection services to residents in 

Mocatta Place. For these services, there would be 3 collection events per week (one per service).   

For commercial services there could be between 8 and 14 collection events per week from the 
proposed loading zone in Carrington St.  This loading zone would be 16m to enable forward entry and 
exit and parking of truck adjacent the kerb.  These collections should be scheduled during early 
morning hours along Carrington St with parking controls for loading zone set accordingly, e.g. 7AM-
11AM.     

Under these proposed collection and site access arrangements, we do not anticipate that the waste 
and recycling collection services proposed for the Development should prove problematic for local 
traffic or cause any other significant traffic issues for Mocatta Place, Carrington St or on neighbouring 
streets.  

Refer to Traffic Report by Traffic Engineer for additional discussion of collection truck access to the 

Development. 

4.4 Management & Communication  

4.4.1 Responsibilities 

Table 4-2 overleaf summarises the responsibilities of different parties / stakeholders for proposed 
waste management and operational activities at the Development.  In summary: 

• Residential – The Body Corporate would be responsible for managing the waste system, but 
residents would play an important role in managing their local disposal activities and 
accessing the Council hard waste service, and Council (at its discretion) may support the 
Body Corporate with resident engagement and education to help drive good waste 
management outcomes; and 

• Commercial tenancies – The Body Corporate would manage the waste system, including 
ensuring that good waste management outcomes by tenants were achieved. 
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Table 4-2 – Management & operational responsibilities for the waste systems at the Development 

Waste System Activity Responsible party 

Residential Local Disposal & External Disposal Residents 

Waste Storage Areas, Hygiene, Odour 
Management & Cleaning 

Body Corporate & their property 
management staff 

Collection services – Standard Waste 
& Recycling 

Council 

Collection services – Hard Waste by 
Council 

Council with residents booking it 
directly with Council 

Management Body Corporate 

Education, Training & Engagement 
(Residents) 

Body Corporate & Council  

Commercial tenancies Local Disposal, Hard Waste & External 
Disposal 

Tenants 

Waste Storage Areas, Hygiene, Odour 
Management & Cleaning 

Tenants 

Collection services – Waste & 
Recycling 

Commercial / Private Contractor(s) 

Collection services – Cardboard 
(Council) 

Council with presentation kerbside by 
residents 

Management Body Corporate 

Education, Training & Engagement 
(tenants) 

Body Corporate 

4.4.2 Implementation & Communication 

4.4.2.1 Apartment Building residential 

To successfully implement this WMP, the following may need to be considered or should be put in 
place. 

• Mandated responsibilities for apartment residents – Obligations for residents to properly 
access, operate and use the waste systems provided should be written into any tenancy 
residency agreement and/or incorporated into the Community/Strata plan lodged with the Lands 
Titles Office.  

• Resident Induction – Should include first-day guidance on how to correctly use the waste 
systems. 

• Council engagement and involvement – Council should be engaged on waste system 
operation, management and performance and to provide on-going advice, review and support to 
the Body Corporate and residents.  

• Building User Manual – Advice and instructions on waste management and using the waste 
systems should be included in the Building User Manual(s) developed for residents, including 
contact information for further information, questions and issues.   

o Council should be consulted on this advice and instructions and may provide relevant 

information to include in the Building User Manual(s). 

o This may include advice to residents on how to properly dispose of other waste / recycling 

items including lighting, batteries and hazardous household waste 

• Emergency Response &/or Property Management Plan(s) – Should include response 
measures (or contingencies) for: 

o Council collection services suspended or not available;  

o Incorrect use by residents of the waste systems; and 

o Illegal dumping on-site. 
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4.4.2.2 Commercial tenants 

Like the Apartment residential system above, the following should be put in place 

• Community/Strata title arrangements for commercial property owners – Obligations for the 
commercial tenants and/or property owners to properly access, operate and use the waste 
systems would be written into any tenancy agreement and the Community/Strata plan lodged with 
the Lands Titles Office. 

• Site Management System / Manual – Advice and instructions on waste management and using 
the waste systems should be provided for tenants, including contact information for further 
information, questions and issues. 

• Tenant Induction – Should include guidance on how to correctly use waste /recycling bins as 
well as the site approach to waste and recycling. 

• Car park Response or Site Management Plan(s) – Should include response measures (or 
contingencies) for: 

o Waste collection services suspended or not available; 

o Incorrect use by tenants of the waste systems;  

o Illegal dumping on-site; and 

o Poor waste management outcomes (including cleanliness, odour and/or low diversion). 

4.5 Other Waste System Design or Management Issues 
The following would be considered and/or implemented for waste systems at the Development.  More 
details for some of these items can be resolved at detailed design stage with the waste contractor 
and/or Council. 

1) Bins – These would align to Council bin colours or otherwise comply with Australian Standard for 
Mobile Waste Containers (AS 4213). 

o For the Apartment Building residential system, Council would provide these bins. 

2) Signage –  
o Appropriate signage in all Local Disposal and Waste Storage Areas should be used to 

ensure correct disposal of waste and recycling. 
o This signage should conform to the signage requirements of Council and/or the State 

Guideline (Zero Waste SA, 2014).  
▪ Council should be consulted on signage for the Apartment residential system and 

may supply signage to the Development for this purpose. 

3) Vermin, hygiene & odour management (inc. ventilation) 
o Inspection & Cleaning –  

▪ An inspection and cleaning regime would be developed and implemented by 
Body Corporate for waste systems at the Development, including ensuring that 
surfaces and floors around disposal areas, transfer pathways and waste storage 
areas are kept clean and hygienic and free of loose waste and recycling 
materials. 

• Where putrescible general waste or food waste is being stored, Local 

Disposal and Waste Storage areas should be graded to a sewer drain 

with tiling or epoxy coating to floors and adjacent walls to waterproof the 

area and for cleaning. 

o Odour Control –  
▪ All Local Disposal and Waste Storage Areas –  

• Where putrescible general waste or food waste is being stored, these 

areas would be mechanically ventilated for control of odours. 

• The ventilation would extract to atmosphere, to prevent odour build up.  

• The extraction vent discharge location would be selected to avoid impact 

on residents, tenants and/or neighbours. 
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• It should be a requirement for food waste bins in Local Disposal and/or 

Waste Storage areas that lids are closed after use. 

4) Access & security –  
o All Local Disposal and Waste Storage Areas (residential and commercial) in the Building 

should be secure and only accessible by key or fob or access code. 
▪ This key or fob or access codes would be provided to residents, tenants, property 

management staff and/or waste contractor(s) collecting from these areas. 

▪ CCTV is recommended to monitor waste disposal practices in all Local Disposal 

and Waste Storage Areas. 

 

5 References 
Adelaide City Council. ( 2016 ). Guide to waste & recycling bins.  
Adelaide City Council. (16 November 2018). Email from D. Bland to C. Colby: RE: Carrington Street 

Apartment (proposed residential and commercial waste management).  

Zero Waste SA. (2014). South Australian Better Practice Guide – Waste Management in Residential 
or Mixed Use Developments. 

 



 



ORDER OF COST ESTIMATE NO. 4 - JANUARY 2019

CARRINGTON COLLABORATIVE



Order of Cost Estimate No. 4 - January 2019
Carrington Collaborative

Description

Project Details

Basis of Estimate

This estimate is based upon measured quantities to which we have applied rates and conditions we currently 
believe applicable as at January 2019. We assumed that the project will be competitively tendered under standard 
industry conditions and form of contract.

This cost estimate is based on the documentation listed under the "Documents" section and does not at this stage 
provide a direct comparison with tenders received for the work at any future date. To enable monitoring of costs 
this estimate should be updated regularly during the design and documentation phases of this project.

Items Specifically Included

This estimate specifically includes the following:

Office Fitout

We have assumed the following fitout for Level 1 & 2:

·Carpet floor finish including skirtings

·Mineral fibre tiled grid ceiling

·Plaster wall linings to inside of external walls and cores

·Base building toilets complete

·Finish to lift face

·Electrical and Comms (Inclusive of boards, meters, cable trays, lighting, skirting duct, etc)

·Fire detection

·Air Conditioning and Ventilation complete

Contingencies & Escalation

The estimate includes the following contingency allowances:

·Design Development Contingency which allows for issues that will arise during the design and documentation 
period as the design team develops the design through to 100% documentation

·Construction Contingency which allows for issues that will arise during the construction period including for 
latent conditions, design errors and omissions, design changes, client changes, extension of time costs and 
provisional sum adjustments.

Items Specifically Excluded

The estimate specifically excludes the following which should be considered in an overall project feasibility study:

Project Scope Exclusions

·Building maintenance unit

·Stand-by power generator

·Work outside site boundaries

Scope Exclusions for works by others

·Tenant fitout (Levels 1 & 2)

·Retail area fitout

·Beer and post mix equipment, fonts, post mixes, beer and soft drinks pythons/lines, temprites etc.
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Order of Cost Estimate No. 4 - January 2019
Carrington Collaborative

Description

Project Details

·Bar equipment including dishwashers, glass washers, coffee machines, etc.

Risk Exclusions

·Contaminated ground Removal and Reinstatement

·Asbestos and Hazardous Materials Removal

·Piled foundation systems (retention only)

·Rock excavation

·De-watering

·Staging / Phasing costs

·Underpinning of adjacent buildings

·Basement in existing building

·Gross Pollutant Trap to undercroft carpark

Other Project Cost Exclusions

·Land costs

·Legal fees

·Marketing, sales and leasing costs

·Sales/display Suite

·Development margin / profit

·Holding costs and finance charges

·Escalation in costs from to future construction period beyond Early 2019

Documents

The following documents have been used in preparing this estimate:

Date Received

ARCHITECTURAL Documents prepared by Stallard Meek Architects                                                                 
23/1/19
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Order of Cost Estimate No. 4 - January 2019
Carrington Collaborative

Total CostCost/m²GFA m²Location

GFA: Gross Floor Area
Rates Current At January 2019Location Summary

71,776DEMOLITION & SITE WORKSA

262,940SITE INFRASTRUCTUREB

MAIN CONSTRUCTION WORKSC

906,0437,134127Basement LevelBL

1,972,6274,206469Ground LevelGL

1,287,1702,786462Level 1 - Office including Warm Shell FitoutL1

1,304,6852,824462Level 2 - Office including Warm Shell FitoutL2

1,539,5093,332462Level 3 - ResidentialL3

1,485,2813,153471Level 4 - ResidentialL4

1,485,5503,154471Level 5 - ResidentialL5

258,929RoofRF

$10,239,794$3,5022,924C - MAIN CONSTRUCTION WORKS

$10,574,510$3,6162,924ESTIMATED NET COST

MARGINS & ADJUSTMENTS

$463,9375.0 %Design Development Contingency (5%)

Excl.Statutory Fees and Charges

$275,0002.5 %Allowance for SAPN augmentation and 750KVA transformer - services
engineer to advise

$11,313,447$3,8692,924CONSTRUCTION SUB-TOTAL

$565,6555.0 %Construction Contingency (5% - based on a Lump Sum form of
Procurement)

Excl.Goods and Services Tax

$11,879,102$4,0632,924ESTIMATED TOTAL COST
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