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DEVELOPMENT APPLICATION FORM

PLEASE USE BLOCK LETTERS FOR OFFICE USE
COUNCIL: DPTI Development No:
APPLICANT: B/P Asset Pty Ltd Previous Development No:
Assessment No:
Postal Address:  ¢/0 Ekistics Planning and Design
1/16 Vardon Avenue, Adelaide SA 5000
Owner: Urban Renewal Authority
i ) D Complying Application forwarded to DA
Postal Address:  Level 9 (West) Riverside Center North
Terrace Adelaide SA 5000 [ Non Complying Commission/Council on
BUILDER: TBA D Notification Cat 2 / /
D Notification Cat 3 Decision:
Postal Address: D Referrals/Concurrences Type:
D DA Commission Date: / /
Licence No:
CONTACT PERSON FOR FURTHER INFORMATION Decision Fees Receipt No | Date
required
Name: Richard Dwyer Planning:
7231 0286 Bullding:
lephaone: rk Ah
Telephone: 2% 7777 [work] [Ah] 1| and Division-
Fax: [work] [Ah] | Additional:
EXISTING USE: OPen space, and vacant land Development
Approval

Aveo Residential Aged Care Fac:hty (Nursing Home) an Retirement meg
DESCRIPTION OF PROPOSED DEVELOPMENT: Developm

T h
LOCATION OF PROPOSED DEVELOPMENT: esident swimming pool, earthworks, fencmg

House No: Lot No: 1000 Street: Woodville Road Town/Suburb: St Clair

Section No [full/part] Hundred: Volume: __ 6200 Folio: _474

Section No [full/part] Hundred: Volume: Folio:

LAND DIVISION:

Site Area [m?] Reserve Area [m2] No of existing allotments

Number of additional allotments [excluding road and reservel]: Lease: YES D NO D
BUILDING RULES CLASSIFICATION SOUGHT: Present classification:

If Class 5,6,78 or 9 classification is sought, state the proposed number of employees: Male: _ Female:

If Class 9a classification is sought, state the number o persons for whom accommodation is provided:

If Class 9b classification is sought, state the proposed number of occupants of the various spaces at the premises:

DOES EITHER SCHEDULE 21 OR 22 OF THE DEVELOPMENT REGULATIONS 2008 APPLY? YES D NO
HAS THE CONSTRUCTION INDUSTRY TRAINING FUND ACT 2008 LEVY BEEN PAID? YES D NO m
DEVELOPMENT COST [do not include anjy [fit-out costs]: $ 152,610,714.30

| acknowledge that copies of this applicatidniang supporting documentation may be provided to interested persons in accordance with
the Development Regulations 2008. J

SIGNATURE: }\ Dated: 06 / 12/ 2018
V ¥ S
Geolirey Earl Grady

Chief Executive Qfficer

N . ree removal



DEVELOPMENT REGULATIONS 2008

Form of Declaration (Schedule 5 clause 2A) Government
of South Australia

To: Department of Planning Transport and Infrastructure

From: Aaron Grieger (BESTEC)

Date of Application: 10 12 ;2018

L.ocation of Proposed Deveiopment:

House No: Lot No: 1000 Street: Woodville Road

Town/Suburb: _St. Clair

Section No {full/part): Hundred:

Volume: 8200  Folio: 474

Nature of Proposed Development:

A staged Aged Care and Retirement Living development in the form of a Nursing Home comprising 144 beds, a Residential Flat Building
comprising 341 Independent Living Units, an associated community facility and administration building, advertising, carparking, a resident
swimming pool, landscaping, fencing and associated earthworks as well as the removal of four (4) Regulated Trees {including cne [1]
Significant Tree}

| _Aaron Grieger (from BESTEC) being the-appiteant’ a person acting
on behalf of the applicant (delete the inapplicable statement) for the development
described above declare that the proposed development wili involve the construction
of a building which would, if constructed in accordance with the plans submitted, not
be contrary to the regulations prescribed for the purposes of section 86 of the
Electricity Act 1996, | make this declaration under clause 2A(1) of Schedule 5 of the
Development Reguiations 2008.

./ \
Signed: % ~ Date:10 12 j2018




Government
of South Australia

Note 1

This declaration is only relevant to those development applications seeking authorisation for a form of
development that involves the construction of a building (there is a definition of 'building’ contained in section 4(1)
of the Development Act 1993), other than where the development is limited to ~

a) an internal alteration of a building; or
h) an alteration to the walls of a buiiding but not so as to alter the shape of the building.

Note 2
The requirements of section 86 of the Electricity Act 1996 do not apply in relation to:

a) an aerial line and a fence, sign or notice that is less than 2.0 m in height and is not designed for a
person to stand on; or

b} a service line installed specifically to supply electricity o the building or structure by the operator of
the transmission or distribution network from which the electricity is being supplied.

Note 3
Section 86 of the Electricity Act 1996 refers to the erection of buildings in proximity to powerlines. The regulations
under this Act prescribe minimum safe clearance distances that must be complied with.

Note 4

The majority of applications will not have any powerline issues, as normal residential setbacks often cause the
building to comply with the prescribed powerline clearance distances. Buildings/renovations located far away
from powerlines, for example towards the back of properties, will usually also comply.

Particular care needs o be taken where high voltage powerlines exist; or where the development:

+ is on a major road;
+ commercialfindustrial in nature; or
= built to the property boundary.

Note 5

An information brochure: ‘Building Safely Mear Powerlines' has been prepared by the Technical Regulator to
assist applicants and other interested persons.

This brochure is available from council and the Office of the Technical Regulator. The brochure and other
relevant information can also be found at sa.gov.au/energy/powerlinesafety

Note 6

In cases where applicants have obtained a written approval from the Technical Regulator to build the
development specified above in its current form within the prescribed clearance distances, the applicant is able to
sign the form.
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18 December 2019 REF No.: 00411-001

Department of Planning, Transport and Infrastructure
Level 5, 50 Flinders Street
ADELAIDE SA 5000

Attention: Ben Scholes

Dear Ben,

RE: DEVELOPMENT APPLICATION: AVEO ST CLAIR INTEGRATED RETIREMENT
COMMUNITY

Please find enclosed with this letter a development application for the Aveo St Clair Integrated Retirement

Community development proposed for Lot 1000 Woodville Road, St Clair.

Enclosed with this letter are the completed application forms, a cheque for the prescribed fee and a Planning

Statement prepared by Ekistics with the following appendices:
e Appendix 1 — Certificate of Title;
e Appendix 2 — Alexander Symonds survey plan;
e Appendix 3 —Brown Falconer architectural plans and design statement;
e Appendix 4 — Greenbhill Landscape Master Plan;
e Appendix 5 —Tree Environs Tree Report;
e Appendix 6 — GTA Consultants Traffic Impact Assessment;
e Appendix 7 — Greenbhill Fire Truck Access/Egress Plans
e Appendix 8 — Resonate Planning Stage Acoustic Assessment;
e Appendix 9 — Greenhill Siteworks and Drainage Plans;
e Appendix 10 — Colby Industries Waste Management Plan;
e Appendix 11 —Trio Signage Specifications
e Appendix 12 — BESTEC Site Infrastructure Report;

e Appendix 13 — LBW Co. Environmental Status Letter

We would like to take this opportunity to thank you for the assistance and the advice you have provided

concerning the development and we look forward to working with you on this project.
Should you require any additional information please do not hesitate to contact the undersigned

on (08) 7231 0286.




ekistics

Yours Sincerely,

Ter—

Rob Gagetti

Associate

REF 00411-001 | 18 December 2018 [ ]



AVEO ST. CLAIR
PLANNING STATEMENT

INTEGRATED NURSING HOME
AND RETIREMENT VILLAGE
(RESIDENTIAL FLAT BUILDING)

Date:
Prepared for: Aveo December 2018

ekistics
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Proprietary Information Statement

The information contained in this document produced by Ekistics Planning and Design is solely for the use of the
Client as identified on the cover sheet for the purpose for which it has been prepared and Ekistics Planning and

Design undertakes no duty to or accepts any responsibility to any third party who may rely upon this document.

All rights reserved. No section or element of this document may be removed from this document, reproduced,

electronically stored or transmitted in any form without the written permission of Ekistics Planning and Design.

Document Control

Revision Description Author Date

V1 Draft Planning Statement Rob Gagetti 12 December 2018
V2 Reviewed by Richard Dwyer Rob Gagetti 13 December 2018
V3 Final Report Rob Gagetti 17 December 2018

Approved by: %/ R. Dwyer Managing Director Date: 17 December 2018
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Details

Aveo St Clair Integrated Nursing Home and Retirement Village (Residential
Flat Building)
Lot 1000 Woodville Road, St Clair

Lot 1000 in Certificate of Title Volume 6200 Folio 474
37,406m?
28,016m?2

St. Clair Avenue —314.26m
Woodville Road — 74.19m
Actil Avenue — 160.44m
City of Charles Sturt

State Planning Commission (SPC)

Delegate -State Commission Assessment Panel (SCAP)
PLP #1: 27 August 2018

PLP #2: 10 October 2018

PLP #3: 07 December 2018

City of Charles Sturt Development Plan

(consolidated 13 September 2018)

District Centre Zone

Woodbville Policy Area 5

Precinct 21 Railway Station

The development site accommodates an unoccupied recreation building and
associated carpark and private roadway (Glynis Nunn Drive) which connects
with Woodville Road.

A staged Aged Care and Retirement Living development in the form of a
Nursing Home comprising 144 beds, a Residential Flat Building comprising
341 Independent Living Units, associated administration and community
facilities, advertising, carparking, a resident swimming pool, landscaping,
fencing and associated earthworks as well as the removal of four (4)
Regulated Trees (including one [1] Significant Tree)

‘Consent use’ for assessment on merit

Development Plan Consent (Section 34 of the Development Act, 1993)
Public realm improvements (Section 221 of the Local Government Act, 1999)

e  Formal Referral: Renewal SA - Affordable Housing Branch

e  Consultation: City of Charles Sturt

Category 2
Aveo

Richard Dwyer or Rob Gagetti
Ekistics Planning and Design — (08) 7231 0286
#00411



2. Introduction/Background

This planning statement has been prepared in support of the Aveo St Clair Integrated Nursing Home and

Residential Flat Building (Retirement Village) proposed for Lot 1000 Woodville Road, St Clair (the ‘site’).

This planning statement provides information about the subject site and proposed development and addresses

the merits of the development application against the relevant provisions of the City of Charles Sturt

Development Plan (Consolidated 13 September 2018).

For the purposes of this statement, the Charles Sturt Development Plan will be referred to as the ‘Development

Plan’, the Development Act 1993 will be referred to as the ‘Act’ and the Development Regulations 2008 will be

referred to as the ‘Regulations’.

Our assessment of the development has considered the following plans and supporting documentation:

»

»

»

»

»

»

»

»

»

»

»

»

»
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Appendix 1 — Certificate of Title;

Appendix 2 — Alexander Symonds survey plan;

Appendix 3 — Brown Falconer architectural plans and design statement;
Appendix 4 — Greenhill Landscape Master Plan;

Appendix 5 —Tree Environs Tree Report;

Appendix 6 — GTA Consultants Traffic Impact Assessment;
Appendix 7 — Greenhill Fire Truck Access/Egress Plans
Appendix 8 — Resonate Planning Stage Acoustic Assessment;
Appendix 9 — Greenbhill Siteworks and Drainage Plans;
Appendix 10 — Colby Industries Waste Management Plan;
Appendix 11 — Trio Signage Specifications

Appendix 12 — BESTEC Site Infrastructure Report;

Appendix 13 — LBW Co. Environmental Status Letter
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3. The Site and Locality

3.1 The Site

A site and surrounds image is provided in Figure 3.1.

The site is located at Lot 1000 Woodville Road and is formally identified within Certificate of Title Volume 6200,

Folio 474. The Certificate of Title and Deposited Plan is attached as Appendix 1.

The site incorporates easements which run along the southern boundary of the subject site as follows:
e Easement marked ‘A’ to the Distribution Lessor Corporation; and
e Easement marked ‘B’ to the Minister for Infrastructure.

The Certificate of Title also includes the following note which relates to site contamination:

“Application pursuant to section 103P(2) of the Environment Protection Act 1993 noting that the site

contamination audit report has been prepared in respect of the within land”

Environmental considerations are discussed in detail within Section 6.13 of this statement.
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Figure 3.1 Site and Surrounds Image
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The development site comprises a total area of 28,016m? and the site survey attached as Appendix 2 indicates
that the land is relatively flat, but for a minor fall towards the northern corner. Site levels vary between

approximately 9.2 metres and 7.9 metres Australian Height Datum (AHD).

Tree Survey carried out by Tree Environs (Appendix 5) confirms that the allotment accommodates 32 trees,
including fifteen (15) Regulated Trees and ten (10) Significant Trees. The majority of these are located along the
southern boundary of the site (adjacent the railway corridor), and towards the front of the allotment (adjacent
the frontage to Woodville Road). Notable vegetation also runs along the sites frontage to Actil Avenue South.
However, the majority of this vegetation consists of non-regulated trees, located on an earth mound which
occupies the frontage to Actil Avenue South. Drawing DA048 of Appendix 3 identifies the location of all
regulated and non-regulated trees situated on the site, together with those Regulated trees overhanging the

site.

The site will occupy approximately two-thirds of the allotment, and it is intended that the balance of the
allotment comprising an area of 9,390m? will be vested in Council as public open space/reserve. The creation of
this open space will form part of a separate Plan of Division?, which will also seek to create two separate
allotments for the Retirement Village and Nursing Home. Lot 1001 comprising an area of 3913m? is also to be
vested in Council as public open space. The intended location and configuration of the proposed open space is

illustrated in Figure 3.2 below.

Figure 3.2 Future allotment and reserve configuration (proposed)

D116180

Source: Alexander Symonds

1 Council has expressed their in-principle support for the creation of the public open space.

REF 00411-001 | 17 December 2018 | 9]
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A roadway (which is in private ownership and was formerly referred to as Glynis Nunn Drive) runs along the
western boundary of the site and connects with an existing carpark occupying the north-western corner of the
allotment. Directly to the east of the carpark is a vacant building which was previously used as sporting
clubrooms. Other minor site improvements include three (3) cricket nets, public toilets, barbeque facilities and

playground equipment situated within the future reserve fronting Woodville Road.

3.2 The Locality and Surrounding Development

3.2.1 Surrounding Land Uses and Features

Existing land uses found within the locality are demonstrated spatially in Figure 3.3 below.

Figure 3.3 Surrounding Land Uses
&

WOODVILLE € '
| HIGH SCHOOL - ¥
S\ £ N

2% opEN
!}\/ SPACE

S| DENSITY SIT AN ;
HousING [/} AT
N\ e Vo "f“'g
: -
“» .

&)

STATION
*’t'\—( 4

NS /AN Y )
\ SUBJECT SITE m— GREENWAY @ STATE HERITAGE ITEM 0422002
[ DEVELOPMENTSITE =/~ BUS STOP/ROUTE @® LOCAL HERITAGE ITEM N 5 30 60 90 120 150
| ] CADASTRE ~©)~ TRAIN STOP/ROUTE  (Q CONTRIBUTORY ITEM - e

The broader locality is characterised by a mixture of residential, community, recreational, commercial and

educational uses.

Land situated to the south-west of the site, on the opposite side of the Woodville Railway Station

accommodates low density residential development which primarily takes the form of single storey detached
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dwellings. Land directly to the north-west of the site (also on opposite side of the rail corridor) accommodates

commercial and light industrial development situated within the Urban Employment Zone.

The site is bound by Actil Avenue South to the north-west which provides vehicle access to a combination of
one (1) and two (2) storey detached dwellings. Land beyond these adjoining residences accommodates low to
medium density residential development including one (1) and two (2) storey detached and semi-detached
dwellings, row dwellings and Residential flat buildings. To the north of the site is a large expanse of open space

accommodating several soccer pitches and a cricket pitch.

Land located on the opposite side of the St Clair Avenue extension accommodates a variety of community and
recreational uses including the St. Clair Recreation Centre, Vipers football clubrooms and a sporting oval. Land
beyond these adjoining uses accommodates low density residential development, and the Woodville High

School.

Land adjoining the site to south-east (on the opposite side of Woodville Road) primarily accommodates low
density residential development in the form of one (1) and two (2) storey detached dwellings, together with a

Place of Worship and a Resthaven Community Services facility.

3.2.2 Surrounding Road Network

The site is bound by Woodville Road to the south-east, St. Clair Avenue to the north-east and Actil Avenue South

to the north-west.

Woodville Road is generally aligned in a north-east/south-west direction and accommodates two traffic lanes
travelling in each direction. Woodville Road is identified as a ‘secondary arterial road’, and is estimated to carry

in the order of 21,400 vehicles per day.

St. Clair Avenue is generally aligned in a north-west/south-east direction and accommodates single traffic lanes
travelling in each direction. To the north-east, the site fronts the recently constructed extension to St Clair

Avenue which connects with Woodville Road. The St. Clair Avenue extension accommodates on-street parking,
pedestrian pathways, a designated bicycle lane and two pedestrian crossings which connect the subject site to
various community and sporting facilities situated on the opposite side of the road. The development will have

a primary frontage to St Clair Avenue, with the majority of traffic accessing the development from this road.

Actil Avenue South adjoins the site to the north and is generally aligned in a north-east/south-west direction.
The street accommodates on-street parallel parking and also connects with the Outer Harbour Greenway to the
south of the site.

3.2.3 Public Transport facilities, Pedestrian and Cycling Infrastructure

The following public transport, pedestrian and cycling infrastructure is situated in close proximity to the subject

site:
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e BusStop 222 is located on Woodville Road, and approximately 150 metres south of the subject site;

e The Woodville Railway Station adjoins the subject site to the south-west and provides a scheduled high
frequency service of 15 minutes or less between 7:30am and 6:30pm Mondays to Fridays, and a
scheduled service frequency of 30 minutes or less during the evening, and on Saturdays, Sundays and
public holidays;

e Pedestrian footpaths are located on both sides of St Clair Avenue and Woodville Road, together with
the western side of Actil Avenue South;

e  The Outer Harbour Greenway adjoins the site to the south-west and provides a shared pedestrian and
cycling path which travels adjacent the Outer Harbour Railway Line, connecting with the Central
Business District and the St Clair development to the north of the subject site.

e Acycling path has been recently been constructed on the north-eastern side of the St. Clair Avenue

extension.

3.2.4 Local Heritage Items

The location of heritage listed places situated in proximity the subject site is illustrated in Figure 3.3 above.
Although the site does not accommodate any heritage listed buildings, the following Local Heritage Listed Places

are located on land within the general locality of the site:
e The Woodville Railway Station situated to the south of the site;

e The recently constructed St. Clair Youth complex situated to the east (which we understand has been

retained and incorporated into the design of the redeveloped St. Clair Recreation Centre);
e Adwelling located at 90 Woodbville Road;
e The Ukrainian Catholic Church of St Volodumyr and Olha located at 92A Woodville; and

e Aformer dwelling which now forms part of the Resthaven Community Services facility located at 96

Woodville Road.

A number of contributory items are also situated on the opposite side of Woodville Road, and are illustrated in

Figure 3.3.
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4. Proposed Development

4.8 Land Use

The proposed development involves the establishment of a Nursing Home comprising 144 beds, a Retirement
Living Development in the form of a Residential Flat Building comprising 341 Independent Living Units (ILU’s)
together with associated administration and community facilities, basement, semi-basement and at-grade
carparking, advertising, landscaped communal open space, a resident swimming pool, fencing, associated

earthworks, and the removal of four (4) Regulated Trees (including one [1] Significant Tree).
4.8.1 Retirement Living Development

The retirement living component of the application involves the staged development of a Residential Flat
Building accommodating a total 341 dwellings in the form of Independent Living Units (ILU’s). Schedule 1 of the

Regulations defines a Residential Flat Building as follows:

Residential Flat Building means a single building in which here are 2 or more dwellings, but does not

include a semi-detached dwelling, row dwelling or a group dwelling.

All proposed buildings on site will be structurally connected by the basement carpark to form one single building

that will also be structurally connected to the Nursing Home via the basement carpark.

Technically, the entire development therefore comprises one large interconnected single building, but for the

purposes of this Planning Statement has been described as seven buildings/stages.

The Residential Flat Building will accommodate six (6) different apartment typologies with slight variations also

proposed for each apartment type. The apartment typology matrix is provided below in Table 4.1.
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Table 4.1 Retirement Living (Independent Living Units)

Apartment  Type Typical Typical Apartment Apartment Apartment Apartment Apartment Apartment Total

Type Floor  Balcony No. No. No. No. No. No. of

Number Area  Area o Building 2 Building 3  Building 4  Building 5  Building 7 each

Building 1
(m2)  (m2) type

01 2 Beds, 84 8.75 10 20 20 16 66
2 Baths

01A 2 Beds, 84 8.75 10 10 5 10 35
2 Baths

01B 2 Beds, 82 8.75 8 4 9 21
2 Baths

01C 2 Beds, 81 8.75 10 10 10 10 10 6 56
2 Baths

02 2 Beds, 76 8.75 8 5 10 23
1.5
Baths

02A 2 Beds, 76 8.75 5 5
1.5
Baths

03 2 Beds, 74 8.75 5 5
1 Bath

03A 2 Beds, 74 8.75 5 5
1 Bath

04 1Bed,1 62 6.0 5 5 5 5 6 3 29
Bath

04A 1 Bed, 62 6.0 5 5 5 6 5 3 29
Study, 1
Bath

05 3 Beds, 106 14.2 8 5 5 3 21
2 Baths

05A 2 Beds, 106 14.2 10 10
Study, 2
Baths

05B 2 Beds, 96 14.2 5 5 10
2 Baths

05C 3 Beds, 96 14.2 5 3 8
2 Baths

05D 3 Beds, 96 14.2 3 3
2 Baths

05E 3 Beds, 110 11.5 5 5
2 Baths

O5F 3 Beds, 100 11.5 5 5
2 Baths

06 2 Beds, 125 8.5 5 5
2 Baths

Total 341
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4.8.2 Ancillary community facilities and administration areas

The ground and first floor of Building 1 will accommodate a variety of services and facilities which will be

accessible to all residents of the St Clair Integrated Retirement Community.

Resident facilities will include a gymnasium, internal and external dining areas, together with an associated
demonstration kitchen for cooking classes, a lounge area together with an associated bar and two rooms
designated for arts and craft activities. Level 1 of Building 1 will also accommodate a community library, two (2)

consulting rooms, a hair salon and associated amenities.

The ground floor of Building 1 will also be used as an Aveo administration area to support the day to day
operations of the development. The internal configuration of the administration area will include a reception
area, boardroom, staff room, two sales rooms and office for the village manager. The ground floor of Building 1
will also accommodate the entry lobby, a reception and waiting area, together with associated amenities

including storage areas and bathroom:s.

4.8.3 Residential Aged Care Facility (Nursing Home)

Building 6 will be used as a Nursing Home comprising a total of 144 resident rooms.

The Nursing Home will be occupied by residents requiring full-time care. A ‘Nursing Home” is defined within

Schedule 1 of the Regulations as follows:

Nursing home means a place for the care of the aged and infirm where no car of outpatients surgery is

undertaken.

4.9 Built Form

Architectural plans together with a design statement prepared by Brown Falconer are attached to the planning
statement as Appendix 3.

4.9.1 Retirement Living Buildings

As previously discussed, the ILU’s will be situated within Buildings 1 to 5 and Building 7.

Buildings 1 to 5 will comprise five (5) storeys and a building height of 17.3 metres above the Ground Floor Level.
This height excludes the height of semi basement walls protruding above ground and the height of roof top
mechanical plant. Rooftop mechanical plant will be enclosed by 2 metre high mechanical plant screens. Semi

basement parking will extend to a maximum height of 1.8 metres above ground level.

Although all buildings will be structurally connected via basement carpark ramps, Buildings 2, 3 and 7 will also
be connected via an external link accommodating shared lifts and stairwells. Notwithstanding, these external

links will be offset from the primary facades to reduce buildings mass.
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Building 7 will also comprise five (5) storeys and a maximum height of 20.5 metres. However, this building will
transition down in height to three (3) storeys along the Actil Avenue South frontage, to deliver a built form
which is sympathetic with lower scaled residential development found within the adjoining Residential Zone.

Perspectives of Buildings 1 and 2 are illustrated in Figure 4.1 and Figure 4.2 below.

Figure 4.1 St. Clair Avenue Entry — Building 1 and 2

Figure 4.2 Building 1 Entry

The buildings have been sited and orientated around a ‘Central Garden’ which is the focal point of the

development. Large windows, terraced areas and balconies have been built into the design of each building to
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maximise passive surveillance of this open space, encourage community interaction and capitalise on the views

of this landscape space.

Each building has been designed with a dual frontage, thereby ensuring that the development is orientated to
address public and communal open spaces, the surrounding road network and the railway corridor to the south-

west.
A materials pallet for the development is attached as Appendix 3 (drawing DA181).

Each building will be constructed in a variety of different materials and complementary colours to enhance

visual interest and create a sense of identity.

External wall cladding will comprise ‘brick snap’ pre-cast concrete panels and ‘form liner’ patterned precast
panels, finished in warm neutral colours and tones. Variations in designs and colour schemes are proposed for

each building to create a sense of individuality.

The buildings have also been designed with a variety of vertical and horizontal building elements including
vertical feature screen blades constructed in anodised aluminium, vertically and horizontally proportioned
windows and sliding doors which open out onto recessed balconies, horizontal feature framework panels for

additional articulation and visual interest and a finned feature entry to define the Porte Cochre.

4.9.2 Nursing Home

The Nursing Home will be located within Building 6.

The Nursing Home will comprise five (5) storeys and a maximum height of 17.3 metres above Ground Floor
Level. Mechanical plant will be fixed to the roof of the building and will be enclosed by a high louvred screen

extending 2 metres above roof level.

The north-western end of the Building 6 is situated within the Transition Area and accordingly, the building
height transitions down in scale to three levels at the interface with Actil Avenue South. The building has been
designed to address the at-grade carpark, and the buildings primary entry will be defined by a blade entry
structure which is designed with vertical fins which extend across the Porte Cochre and continue to the roof of
the building. The vertical fins will be juxtaposed by horizontal precast panels which extend along all building
facades. Although access to the site is via the carpark to the east, the building has also be designed to address

Actil Avenue South.
A materials palette for the development is attached as Appendix 3 (drawing DA215).

Building materials used for the Nursing Home are similar to those used on the Retirement Village. The ground
floor will be constructed in Brick Snap pre-cast concrete to define the buildings podium, with upper levels walls
constructed in Former Liner patterned precast concrete panels. Horizontal and vertically proportioned windows

enclosed in anodised framework will be used on all elevations to maximise fenestration.
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The building will be finished in a variety of warm neutral tones selected to complement the existing residential

character of the locality as well as to maximise articulation and visual interest.

A north-eastern perspective of the Nursing Home is illustrated in Figure 4.3.

Figure 4.3 Nursing Home: North-Eastern Perspective

4.10 Transport, Parking and Access

A comprehensive traffic and parking assessment has been undertaking by GTA Consultants and is attached as

Appendix 6.

The development will be provided with a total of 416 parking spaces for residents, Aveo employees and visitors.
The majority of parking spaces will be provided within basement or semi basement levels. In particular, the

basement carparks will be provided with:

e 345 |LU resident spaces (including five disabled parking spaces);

e 50 Nursing Home and visitor parking spaces (including one disabled parking space);
e 25 gopher parking spaces evenly distributed between each Residential Flat Building;
o Two (2) bicycle parking spaces adjacent the entry to the Nursing Home; and

e One (1) bicycle parking spaces adjacent the entry to the Retirement Village.

The basement carpark configuration effectively removes all vehicle traffic from the landscaped spaces to create
a highly pedestrianised ground level. Visually, this design feature ensures the majority of vehicle movements
and parking spaces are screened from public view. Each basement carpark will be connected by grade
compliant vehicle ramps, for improved traffic circulation and basement carparks will be connected to a limited

number of at grade spaces including:
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e Ten (10) visitor and employee parking spaces servicing the Retirement Living Development and ground
floor Aveo administration area; and

e Eleven (11) at- grade visitor parking spaces servicing the Nursing Home.

The at-grade parking spaces will be separated by a central garden, to create a pedestrian orientated

environment which has also been designed to accommodate emergency service vehicle movements.

The at-grade parking area servicing the Nursing Home will be accessed via Actil Avenue South, whilst the at-
grade parking spaces servicing the Retirement Village will be accessed via a driveway connecting with St Clair
Avenue. Ramps connecting with the at-grade carparks will provided access to basement levels. A roller door (or
similar) and a swipe card entry facility or remote controlled system will be used to manage access rights to
basement levels for each resident, employees, visitors and authorised contractors. In most instances it is
anticipated that visitors of both the Nursing Home and Retirement Village will utilise the at-grade carparking

rather than basement carparking.

Resident parking will be delivered in stages as described within Section 4.8 of this Planning Statement. The
staged provision of resident parking has been carefully designed to ensure each building is provided with

sufficient onsite parking for each stage of development.
The largest service vehicle expected to the access the site will be a 10 metre long refuse vehicle.

The Nursing Home service yard situated in the western corner of the site will be accessed via a separate service

vehicle entry point connecting with Actil Avenue South.

The GTA Report also suggests that the Nursing Home will be accessed by several other service vehicles for the

following collections/deliveries:

e  Food/kitchen deliveries to occur approximately four (4) times daily;
e Linen collection and deliveries to occur approximately twice weekly; and
e Other miscellaneous deliveries such as courier supplies, medical supplies etc. to occur approximately

five (5) times daily.

GTA conclude that the majority of the above-mentioned deliveries and collections will be by light vehicles, and

the largest delivery vehicle is not expected to exceed an 8.8 metre Medium Rigid Vehicle (MRV).

The at-grade parking areas will also be provided with designated set down and collection points for community

buses and emergency services vehicles, including a Bariatric Ambulance.

Each at-grade parking space and internal pathways meandering through the Central Garden has also been
designed to accommodate fire vehicle movements. Swept turning paths for emergency service vehicles are

attached as Appendix 7.
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4.11 Waste Management

Colby Industries have prepared a comprehensive Waste Management Plan which is attached to this report as

Appendix 10. Table 4.2 has been extracted from the Colby Report, and provides a breakdown on the anticipated

weekly waste generation rates, collection frequency and collection service provider.

Table 4.2 Waste Storage and bin schedule for Routine Services

Bins collected

Storage Area Service \?:ﬁ.lgnt;!e c::;i:;‘;n :‘r :::;I::r ::.'Nocl!l'e\:;::‘:{?
(Liweek) ' Frequency
General Waste 5120 1,900 | L Skip
Dry Comingled Recycling 3980 Council Weekly 1,100 | L | Skip
Building 1 Food wasta® 1490 680 | L | Skip
Confisential Paper {At-call) 75 Every 3-4 wesks 240 | L | MGB
Private
Medical Waste (At-call) 20 Every 2-4 weeks 80 | L | MGB
General Waste 3600 1,100 | L Skip
Building 2 Dry Comingled Recycling 3000 1,100 | L | Skip
Food waste® 1200 680 | L | Skip
General Waste 3300 Eo 1,100 | L | Skip
Building 3 Dry Comingled Recycling 2750 8 1,100 | L | Skip
Food waste” 1100 % 680 | L | Skp
General Waste 2970 E 1,100 | L | Skip
Building 4 Dry Comingled Recycling 2480 Council Wasakly 1,100 | L | Skip
Food waste® 990 680 | L | Skip
General Waste arao 1,100 | L | Skip
Building 5 Dry Comingled Recycling 3100 1,400 | L Skip
Food wasta® 1240 680 | L Skip
General Waste 2640 1,100 | L | Skip
Building T Dry Comingled Recycling 2200 1,100 | L | Skip
Food wasta® 880 680 | L Skip
General Waste 12325 3 1,900 | L Skip
Dry Comingled Recycling 7143 E 3 1,100 | L | Skip
RACE Food waste 2960 E 3 680 | L | Skip
(Building &) Confisentizl Paper 420 E Private 1 140 | L | MGB
Medical Waste 440 E 1 140 L MGE
Sanitary Waste (AHP) 1080 2 680 | L | Skip

Source: Coby Industries Waste Management Report

Retirement living residents, together with staff and/or cleaners of the community centre and ground floor

administration area (located within Building 1) will transport waste via internal lifts to the designated bin

storage rooms provided within each basement carpark. Each room will be equipped with the following waste

bins, in the numbers prescribed in Table 4.1:

e General waste — 1100 litre skip bin;

e Recycling — 1100L skip bin; and

e Food waste disposal — 660 litre skip bin (with compostable bag liner) once this service is eventually

provided by Council’s waste contractors.
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The Nursing Home will also have an appropriately sized bin storage area situated within the basement carpark.
Waste will be collected by staff and/or cleaners and transferred to the Nursing Home bin storage room. In
addition to general waste, recycling and food waste, waste generated by the Nursing Home will also include

confidential paper, medical waste and sanitary waste.

All bin storage rooms have been appropriately sized to accommodate the nature and volume of waste to be
generated, according to waste collection frequency. Further, all bin storage rooms will be ventilated with

negative pressure to avoid odour build-up and transmission.

Bins associated with the Nursing Home and Retirement Village will be transferred from individual storage rooms
to the designated service yard via a bin lift situated within the Nursing Home basement carpark using a

motorised tug vehicle, similar to the vehicle displayed in Figure 4.4 below.

Figure 4.4 Example of a motorised tug

Source: Coby Industries Waste Management Report

Until the Building 6 basement carpark has been constructed, bins collected from Buildings 1 to 5 will be
transferred to a temporary bin presentation area situated to the west of the Nursing Home (in the same
location as the permanent bin presentation area). The tug vehicle will transfer waste collected from the
basements of Buildings 1 to 5, via the Building 1 carpark ramp and a temporary spray sealed transfer pathway to

the presentation area.

Following construction of the Nursing Home, the motorised tug will transfer the waste via the basement

carparks and bin lift to the permanent bin presentation area.
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Figure 4.5 taken from Colby Industries Waste Management Plan illustrates the temporary waste transfer

pathway and bin presentation area to be used whilst Stage 6 construction works are taking place.

Figure 4.5 Temporary bin presentation area during Stage 6
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Source: Colby Industries Waste Management Plan

It is noted that the modifications to the location of the temporary waste transfer pathway will need to be made
to accommodate various stages of the development. The design and location of each temporary waste transfer
pathway is illustrated in the GTA Traffic Impact Assessment. We also note that the temporary waste transfer

pathways and temporary bin presentation area will be constructed in spray sealed bitumen to assist with the

management of dust.

The anticipated frequency of each service is articulated in Table 4.2 above. It is expected that waste generated
by the operation of the Retirement Village (Buildings 1 to 5 and Building 7) will be collected by Council’s waste

contractor. Waste generated by the operation of the Nursing Home (Building 6) will be collected by a private

contractor.

The basement carpark of Building 7 has also been designed with a designated vehicle and bin washdown area.

Until such time that Building 7 is constructed, bin cleaning services will out-sourced to an external consultant.
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4.12 Stormwater Management

A conceptual Stormwater Management Plan has been prepared by Greenhill Engineers, and is attached to this

report as Appendix 9.

Surface and roof water collected from Stages 1 to 5 will initially discharge into a temporary detention basin. The
temporary detention basin will eventually be replaced with a formal underground detention, which is to be
installed as part of the Stage 6 construction works. The detention tank will be designed to limit stormwater
discharge rates during the 1 in 100 year Annual Recurrence Interval (ARI) to pre-development 1 in 100 year ARI

flows.

The drainage system also includes the installation of a Gross Pollutant Trap (i.e. Ecosol GPT 4300 or similar) to
maintain water quality.

4.13 Open Space, Landscaping and Public Realm

4.13.1 Regulated and Significant Tree Removal

The tree survey prepared by Tree Environs (Appendix 5) confirms that the allotment accommodates 32 trees,

including 15 Regulated Trees and Ten (10) Significant Trees.

Although the development has been carefully designed to retain the majority of the trees located on the site,

the application does involve the removal of three (3) Regulated Trees and one (1) Significant Tree including:

e Significant Tree 20: Ficus Macrophylla (Moreton Bay Fig)
e Regulated Tree 21: Corymbia Maculata (Spotted Gum)
e Regulated Tree 23: Pinus Halepensis (Aleppo Pine)

e Regulated Tree 24: Eucalyptus Spathulata (Swamp Mallet)
Additional trees are to be removed, however none of these are Regulated under the Development Act.

Images of each of the Regulated and Significant Trees proposed to be removed are displayed in Figures 4.6

below.
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Figure 4.6 Regulated and Significant Trees to be Removed

Tree 20: Ficus Macrophylla (Moreton Bay Fig) Tree 24: Eucalyptus Spathulata (Swamp Mallett)

Tree 21: Corymbia Maculata Tree 22: Pinus Halepensis
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4.13.2 Communal Open Space, Landscaping & Fencing

A comprehensive Landscape Master Plan has been prepared by Greenhill, and is attached to this Planning

Statement as Appendix 4.

A key design feature of the development is the large area of communal open space, designed to significantly

enhance amenity, encourage resident interaction and create a highly permeably pedestrian environment.

Landscaping will be grouped into zones according to function. Each building will overlook a Central Garden
designed to deliver a picturesque outlook from courtyards and balconies, and will also accommodate a variety
of activity zones for residents, including a sensory garden, resident swimming pool and entertainment area,
family barbeque areas, a communal vegetable garden and a grassed multi-function area to be used for a various
recreation and leisure activities. Three (3) separate dementia sensory gardens will also be exclusively available

for residents of the Nursing Home.

Landscape treatments will be installed along the St Clair Avenue frontage to screen the semi-basement parking,

provide privacy to ground floor courtyards and delineate public and private spaces.

At-grade parking spaces will also be extensively landscaped with a selection of low maintenance trees and

shrubs, designed to soften the visual impact of hard stand areas.

Finally, a combination of taller trees and shrub planting will be placed along the frontage to Actil Avenue South

to create a visual buffer at the interface with adjacent residential development.

A Fencing and Screening Plan forms part of the Landscape Master Plan (Dwg. SKO03 of Appendix 4). Ground
level courtyards, communal open space areas and services areas will be enclosed by various forms of fencing

including:

e Colorbond® fencing constructed to heights of 1.8 metres and 2.4 metres to enclose the Dementia
Sensory Garden; and the bin presentation area;

e 1 metre high open style fencing to enclose ground floor courtyards whilst still accommodating views
for passive surveillance;

e 1 metre high hand rails to be installed along pedestrian pathways;

e 1.8 metre high privacy screens to be installed between courtyards; and

e 1.8 mete high open style fencing to enclose the Central Garden.

Figure 4.7 provides images of the various fencing types proposed for the development.
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Figure 4.7 Proposed fencing styles

4.13.3 Site Permeability

The Landscape Masterplan in Appendix 4 includes a Movement and Wayfinding Plan (Drawing SK002).

Footpaths will traverse open areas, connecting each building, maximising permeability and connecting the site
with the adjacent railway corridor (including the Outer Harbor Greenway) and the St Clair Recreation Centre

situated to the north-east of the site.

As previously discussed, the main pedestrian pathway traversing the Central Garden has also been designed to

accommodate emergency service vehicle access.

Wayfinding and signage will be installed throughout the communal open space area to improve navigation for

residents and visitors alike.

4.13.4 Public Realm Improvements

A pedestrian pathway is proposed to be installed by Aveo within the public realm along the southern alignment
of St Clair Avenue. This pathway will connect with proposed internal pathways within the site together with the

existing footpath on the western side of St Clair Avenue.
The footpath will be constructed in stages commensurate with construction of Buildings 1, 2 and 7.

A separate consent from Council is required to construct the footpath, pursuant to Section 221 of the Local

Government Act 1999.

4.14 Advertising

A comprehensive signage plan has been prepared for the development, and is attached as Appendlix 11.
Six (6) signage types are proposed, including:

e AType 1Entry feature signage attached to the base of the Porte Cochre;
e Two (2) Type 2 corner feature wall signs to be installed at the St Clair Avenue/Actil Avenue South

intersection and at the entry with to the Nursing Home carpark;
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e Twenty-six (26), Type 3 flag poles constructed to a height of five (5) metres, with 2 metre high by 0.75
metre wide flags and spaced ten (10) metres apart;

e Three (3) Type 4 illuminated ‘Aveo’ signs attached to the facades of Building 1, 2 and 3;

e AType 5 double sided, five (5) metre high pylon located at the entry the at-grade carpark servicing the
Retirement Village;

e Four (4) Type 6 banner signs attached to the semi basement walls of Buildings 1, 4 and 5.

4.15 Staged Construction

Given the scale of the project, the development is proposed to be constructed in stages. Accordingly, separate

Building Rules Consents and staged Development Approvals will be sought for each stage.

The proposed staging arrangement for each building is illustrated in Drawings DA160 to 176 and is summarised

below in Table 4.3.

Table 4.3 Staging Plan

Stage Description of works

1 e Building 1
e  Swimming pool and landscaped area surrounding swimming pool
including pedestrian pathway
e  landscaping and fencing surrounding the building and carpark
e  St. Clair Avenue access and parking area
e  Bin presentation area/loading zone & screen fencing
e  Temporary detention basin
e  Council footpath along part of St. Clair Avenue
° Removal of Trees 20, 21, 22 & 24
2 e  Building 2
e landscaping and fencing surrounding the building and internal
pedestrian pathway extension
3 ° Building 3
e Llandscaping and fencing surrounding the building and pedestrian
pathway extension
e  Extension of proposed Council footpath
4 e  Building 4
e Llandscaping and fencing surrounding the building and pedestrian
pathway extension
5 e  Building 5
e landscaping and fencing surrounding the building
e  Realignment of the temporary spray-sealed refuse transfer path
6 e  Building 6 (Nursing Home Building)
° New visitor parking area
e Installation of permanent below ground detention tank
e landscaping and fencing surrounding the building
e  Realignment of the temporary spray-sealed refuse transfer path
e  Adjustments to existing bin presentation area (following construction
of Nursing Home)
7 e  Building7
e landscaping and fencing surrounding the building
e  Completion of Council footpath
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Staged development approvals are also likely to be sought for individual components of each proposed building
such as piling, capping beams, bulk excavation, sub-structure / super structure and architectural and services fit

out.

4.16 Operative Period of Consent

Given the scale of the overall project, the applicant seeks an extension to the operative period of consent for

the development to facilitate the staged construction of the project.

In particular, it is requested that the period prescribed under Regulation 48(1)(b)(i) of the Regulations for the
substantial completion of the project be extended to a period of 10 years from the operative date of the

Development Plan Consent.

Taking into consideration the scale of the development the extended timeframe required for the development
works to be substantially completed is reasonable. It is anticipated that each stage of construction will occur

every 1to 1.5 years (subject to market demand for ILU’s).
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5. Procedural Requirements

5.8 Relevant Authority

By letter dated 13 August 2018, Mark Williams (Acting State-Coordinator-General) confirmed that the State
Commission Assessment Panel (SCAP) would be the Relevant Authority responsible for the assessment of the

development, in accordance with Schedule 10 cl. 20 of the Regulations.

5.9 Nature of Development and Assessment Pathway

The proposed development is perhaps best described as a staged Aged Care and Retirement Living
development in the form of a Nursing Home comprising 144 beds, a Retirement Living Development in the form
of a Residential Flat Building comprising 341 Independent Living Units with associated administration and
community facilities, car parking, advertising, landscaping, a resident swimming pool, fencing, associated

earthworks and the removal of four (4) Regulated Trees (including one [1] Significant Tree)

All elements of the development are neither listed as ‘complying’ or ‘non-complying’ within the District Centre
Zone of the Development Plan. Accordingly, the application is a ‘Consent’ development to be assessed on merit

against the relevant provisions of the Development Plan.

5.10 Public Notification

The subject site is located within the District Centre Zone, but is adjacent to land which is located within the
Residential Zone, Residential Character and Industry Zone. Accordingly, pursuant to Schedule 9, Part 2, cl. 18(c)
of the Development Regulations, the development is subject to Category 2 public notification given the
development involves the construction of a building on a site that is adjacent to land which is located within a

different zone.

5.11 Agency Referrals

The proposed development involves the provision of affordable housing (applying the criteria determined under
regulation 4 of the South Australian Housing Trust (General) Regulations, 1995) and the development will
therefore require referral to the Minister Administering the Housing and Urban Development (Administrative

Arrangements) Act, 1995) via Renewal SA.

In accordance with Regulation 38(2)(b), the State Planning Commission (SPC) is also required to consult with the

City of Charles Sturt.
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6. Development Plan Assessment

6.8 Overview

The subject land is located within the City of Charles Sturt and accordingly, the proposed development must be

assessed against the Charles Sturt Council Development Plan (Consolidated 13 September 2018).

The subject land is located within Precinct 21 Railway Station and Woodville Policy Area 5 of the District Centre
Zone. The subject site is also located within the ‘Core’ and ‘Transition” Areas, as illustrated on Concept Plan Map
ChSt/24: Precinct 21 Railway Station. Figure 6.1 shows the relevant Zoning and Policy Areas for the subject site

and the surrounding land.

Figure 6.1 Zoning and Policy Areas
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Although the site is located within Precinct 21 Railway Precinct, Precinct Map ChSt/9 refers to Precinct 21
Recreation/Education. We note that during the first Prelodgement Planning meeting, all parties acknowledged
the error within the Development Plan and agreed that the application should be correctly assessed against the

Precinct 21 Railway Precinct provisions.
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The following Development Plan provisions are considered most pertinent to the assessment of this application:

ZONE
District Centre Zone
0BJ:1,2&3

PDC:1,3,4,5,6,7,8,9&10

GENERAL SECTION
Centres and Retail Development

OBJ:1,2,3,48&5

Woodville Policy Area 5
0BJ:1,2,3,5&7
PDC:1,2,3&4

Desired Character Statement

Crime Prevention

OBJ: 1

Precinct 21 Railway Precinct

PDC: 16, 17, 18, 19, 20, 21, 22, 23, 24,
25,26, 27,28, 29, 31, 32, 33, 34, 35,
36,37, 38,40,42,43,45,46,47,48 &

Design and Appearance

OBJ:1&2

PDC:1,2&3 PDC:1,2,3,4,5,6,7,8,9,11,12,13 & PDC:1,2,3,4,5,7,8,9,10,11, 12,
14 13,14, 15, 16, 17, 18, 19, 20 & 21

Energy Efficiency Hazards Heritage Conservation

OBJ:1&2 OBJ:7&8 OBJ: 1

PDC:1,2,3,4&5 PDC: 12 PDC: 1

Heritage Places Infrastructure Interface between Land Uses

OBJ:1&2 PDC:1&4 OBJ:1&2

PDC: 7 PDC:1,2,3,4,5&6

Landscaping, Fences and Walls
OBJ:1&2

PDC:1,2,3,4&5

Medium and High Rise Development (3 or

more storeys)

OBl:1,28&4

PDC:1,2,3,4,5,6,7,8,9,10, 11, 12, 13,

14 & 15

Natural Resources
0OBJ:1,2,3,5,6,7,9& 10

PDC:1,2,3,4,5,6,7,8,9, 10,11,
12,14, 15 & 16

Open Space and Recreation

Orderly and Sustainable Development

Regulated Trees

0BJ:1,2,3&4 0BJ:1,3,4&6 OBJ:1&2

PDC:1,2,3,5,8&12 PDC:1,3&38 PDC:1,2&3

Residential Development Significant Trees Supported Accommodation,

0BJ:1,2,3&5 OBJ: 182 Housing for Aged Persons and
People with Disabilities

PDC:1,3,4,5,12,13,14, 15, 16, 17, PDC:1,2,3&4

18,19, 20, 21, 22, 24, 25, 26 & 28

OBJ: 1

PDC:1,2,3,4,5&6
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Transportation and Access Affordable Housing Overlay
OBJ:2&4 Waste OBJ:1&2
PDC: 1, 2,5,7,8,9,10,11, 12, 13, 14, OBJ:1&2 PDC: 1
15,16, 17,18, 19, 20 21, 22, 23, 24,
PDC:2,5&6
25, 30, 34, 35, 37, 39, 40, 41, 42, 43,
44,45, 46,47,48, 49 & 55
Advertisements Noise and Air Emissions Overlay
0BJ:1,2&3 OBJ: 1
PDC:1,2,3,5,6,7,8,10, 11, 13, 14, PDC: 1
15,16 & 19
TABLES AND MAPS
Concept Plans Maps and Overlays (ChSt/9) Tables

Concept Plan Map ChSt/24: Precinct
21 Railway Station

Concept Plan Map ChSt/5: Woodbville
Policy Area 5

Local Map

Transport

Development Constraints
Zone, Policy and Precinct Maps
Heritage

Noise and Air Emissions

Affordable Housing

Table ChSt/2 — Off Street Vehicle

Parking Requirements

Table ChSt/2A — Off Street Vehicle

Parking Requirements

Table ChSt/3 — Suitable Outdoor
Advertising Types

The following provides an assessment of the proposed development against the more relevant Development

Plan provisions.
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6.9 Land Use

The following objectives and PDC’s are particularly relevant to the assessment of each proposed land use:
District Centre Zone

Obj1: A centre that accommodates a range of retail facilities, offices, consulting rooms, and cultural,
community, public administration, entertainment, educational, religious and residential
facilities to serve the community and visitors within the surrounding district distributed across

five distinct centres within the following suburbs....\Woodville
PDC 1: The following forms of development are envisaged in the zone
e Affordable housing in Precinct 21 Railway Station
e Aged care accommodation
e Residential flat building in Precinct 21 Railway Station
Woodville Policy Area 5

PDC2 A large mix of activities including medium and high density housing supported by a mix of

compatible land uses to make use of the public transport facilities serving the centre.

PDC3 The concentration of activities of office, retail, restaurant and residential activities between
Port Road and the rail station around the Civic Centre and in the Core Area within Precinct 21

Railway Station as shown on Concept Plan Map ChSt/24 - Precinct 21 Railway Station.

PDC 17 The following types of development, or a combination thereof, are envisaged in the precinct

as identified on Concept Plan Map ChSt/24 - Precinct 21 Railway Station:

Core Area Transition Area
e Affordable housing * Affordable housing

e Aged persons accommodation *  Aged persons accommodation

e Residential Flat Building * Residential Flat Building

e Retirement Village * Retirement Village

e  Supported accommodation *  Supported Accommodation

PDC 22 Development should primarily take the form of:

(a) in the Core Area - residential flat buildings, row dwellings, non-residential
buildings and buildings comprising two or more land uses with non-residential

land uses on the ground floor
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(b) in the Transition Area - residential flat buildings and row dwellings, with small

scale shops and offices.

The following extract from Woodville Policy Area 5 Desired Character Statement provides further guidance on

the desired land use outcomes contemplated for the Precinct:

The Railway Station precinct will feature an attractive, high-quality mix of medium to high density with
a range of cafes, shops and offices and quality public open spaces focused around a bustling and

revitalised WooaVville Railway Station.
and:

Residential development will be restricted to the Core Area and Transition Area as shown on Concept
Plan Map ChSt/24 - Precinct 21 Railway Station and will include a variety of adaptable housing types
that cater for a range of household types, ages and life cycle stages, including residential flat buildings

and row dwellings, aged and student accommodation and serviced apartments.

In alignment with the above-mentioned provisions, the development involves the establishment of an Aged

Care facility (Nursing Home) and Retirement Living development (Residential Flat Buildings comprising ILU’s).

The subject site is located within an ‘Affordable Housing Designated Area’. Pursuant to the ‘Affordable Housing

Overlay’ the relevant provisions of the Affordable Housing Overlay state:
OBJ1 Affordable housing that is integrated into residential and mixed use development.

PDC2 Development that comprises a range of affordable dwelling types that cater for a variety of

household structures.

PDC1 Development comprising 20 or more dwellings should include a minimum of 15 per cent
affordable housing unless the development is to occur in stages and it can be demonstrated
that any shortfall in affordable housing from any stage of development will be accommodated

in another stage or stages.

In accordance with the Affordable Housing Overlay, the development is proposed to deliver a minimum 15% of
housing product as Affordable Housing. In accordance with the Affordable Housing Gazette notice
(Determination of Criteria for the Purposes of the Concept of Affordable Housing, Regulation 4 of Development
Act 1993) affordable housing will be secured by a legally binding agreement with Renewal SA to confirm the

commitment to deliver 15% affordable housing in the proposed development.

As previously discussed, the subject site is located within the ‘Core’ and ‘Transition” Areas of the Railway Station
Precinct, and Policy Area PDC 17 provides guidance on the land use outcomes specifically envisaged for these
areas. Affordable housing, aged persons accommodation, supported accommodation, retirement villages and

residential flat buildings are all listed as envisaged land uses for the ‘Core’ and ‘Transition” areas.
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Figures 6.2 and 6.3 have been sourced from the Australian Bureau of Statistics and indicate that the Charles
Sturt population aged 50 years and over is on the rise, and exceeds the statistical average for greater Adelaide.
Accordingly, the development will provide both low and high dependency housing options to cater for the local

aging population.

Figure 6.2 Age Structure for the City of Charles Sturt
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Source: ABS. Census of Population and Housing, 2016, compiled by profile i.d. and presented on the City of Charles Sturt Website
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Figure 6.3 Change in age structure for the City of Charles Sturt

Change in age structure - service age groups, 2011 to 2016 export [
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Source: ABS. Census of Population and Housing, 2016, compiled by profile i.d. and presented on the City of Charles Sturt Website

The ground floor of Building 1 will also accommodate a range of facilities and services to support the intended
use of the site for aged care and retirement living. Such services and facilities will include an Aveo
office/administration area, a lounge and bar area, café, gymnasium and library. The provision of these services
and facilities is highly aligned with the Supported Accommodation provisions of the Development Plan, and in

particular, PDC 1:

PDC1 Supported accommodation (including nursing homes, hostels, retirement homes, retirement
villages, residential care facilities and special accommodation houses) and housing for aged

persons and people with disabilities should be:

(a) located within walking distance of essential facilities such as convenience shops,

health and community services and public and community transport

Other complementary services and facilities in close proximity to the site include the adjoining Woodville Train
Station, Outer Harbor Greenway (providing bicycle and pedestrian pathways) proposed public open space

adjoining the site to the south and the St Clair Recreation Centre (currently under construction).

The proposed use of the land for aged care and retirement living is therefore highly aligned with the relevant

land use provisions of the Development Plan.
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6.10 Building Design

6.10.1 Setbacks and Orientation

Buildings 1 to 5 and the south-eastern end of Building 7 are located within the ‘Core’ Area, and will have a
primary frontage to St Clair Avenue. The Nursing Home and the north-western end of Building 7 is situated

within the ‘Transition” Area and will have a primary frontage to Actil Avenue South. Proposed building setbacks

are displayed in Figure 6.4.

Figure 6.4 Building setbacks (excluding basement levels)

Source: Brown Falconer Architectural Plans

Policy Area PDC 43 prescribes a minimum primary frontage setback of 3 metres for buildings situated within the
Transition Area. Although the Development Plan does not stipulate minimum setback from primary frontages
for buildings located within the Core Area, the Desired Character Statement for the Precinct suggests that larger

buildings should “frame the street by being aligned close to the street”.

Policy Area PDC 34 also suggests that new buildings should be designed to address public open spaces and

defined pedestrian and cycling routes.

The Nursing Home and Building 7 will be set back 14.1 metres and 7 metres respectively from Actil Avenue
South. The generous setbacks proposed will satisfy the Development Plan intent of minimising the visual impact

of development on existing residential properties situated within the adjoining Residential Zone to the north.
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Buildings 2, 3 and 7 will address St. Clair Avenue, and ground level courtyards extending toward St. Clair Avenue
will be enclosed by landscaping and raised garden walls which will frame the street and create the desired

‘urban edge’ envisaged by the Development Plan.

In accordance with Policy Area PDC 34, Building 1 will address future open space and Woodville Road to the
south-east, whilst Building 4 will be orientated to address Outer Harbor Greenway adjoining the site to the

south-west.

In addition, each building faces into the site, providing views of the Central Garden and maximising

opportunities for passive surveillance of communal open space.

For reasons outlined above, the development has been designed to achieve the relevant Development Plan

provisions relating setbacks and building orientation.

6.10.2 Building Height, Scale and Density

The subject site is located at the interface with the Residential Zone to the north-west, where lower density
residential development exists. The following extract from the Precinct 21 Railway Station Desired Character

provides guidance on the desired built form outcome contemplated at this interface:

To minimise the impacts on development in adjacent zones, the land to the south west of the new
collector road (St Clair Avenue) within the precinct will be developed as a more intensive core separated
from nearby lower density residential zones by a less intensely developed area as illustrated in Concept

Plan Map ChSt/24 - Precinct 21 Railway Station.
and

Development in the Core and Transition Areas will be within defined building envelopes that manage
the location and scale of buildings to achieve high quality urban design. Buildings at the interface of the

precinct will create an appropriate transition of development scale and massing.

The following Policy Area provisions relate to building height and scale, and are intended to achieve the above-

mentioned desired outcomes:

PDC 40 Except where airport building height restrictions prevail or PDC 41 or 42 apply, building heights
(excluding any rooftop located mechanical plant or equipment) should be consistent with the

following parameters:

Designated area Minimum building height Maximum building height
Core Area MNo minimum 5 storeys and up to 20.5 metres
Transition Area MNo minimum 5 storeys and up to 20.5 metres

PDC 42 Building development fronting Actil Avenue should be a maximum of 3 storeys in height.
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Each building has been designed to satisfy the maximum building heights prescribed within PDC 40, with
buildings transitioning down in scale from five (5) storeys within the ‘Core Area’, to three (3) storeys within the
‘Transition Area’, to achieve a highly compatible building scale, sympathetic to the scale of lower density
residential development situated on the opposite side of Actil Avenue South. Figure 6.5 provides a perspective

of the proposed built form relative to existing residential development along Actil Avenue South.

Figure 6.5 Actil Avenue South/St Clair Avenue Building Perspective

Source: Brown Falconer Architectural Plans

Policy Area PDC 28 states that “residential development should aim to achieve a minimum net residential density
of 70 dwellings per hectare in the Core and 60 dwellings per hectare in the Transition Area”. The development
involves the creation of 341 dwellings (ILU’s) on a site comprising 28,016m?. The development will therefore
achieve a net density of approximately 121 dwellings per hectare, which satisfies the minimum net density

outcome prescribed by the Development Plan.

Further to the above discussion, the development is closely aligned with the relevant built form and density
provisions of the Development Plan. In particular the development will achieve a building scale and height
which accords with the Development Plan, whilst achieving a medium density outcome which comfortably

exceeds the desired minimum density envisaged for the Precinct.
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6.10.3 External Finishes and Appearance

The following Development Plan provisions are particularly relevant to the assessment of the building design

and appearance:
Woodville Policy Area 5
PDC 32 In the Core Area the ground and first floor of buildings of 4 or more storeys should be built:

(a) to dimensions to allow for adaptation to a range of land uses, including retail,

office and residential without the need for significant change to the building

(b) so that the ground floor primary frontage of buildings is visually permeable,
transparent or clear glazed to promote active street frontages and maximise

passive surveillance.

PDC 36 Buildings should feature contemporary designs that are reflective of the existing character of

Wooaville by:
(a) including walls above ground level that achieve a high ‘solid to void’ ratio
(b) using building materials such as brick, timber and corrugated iron.

PDC 37 Street facades should have a strong sense of verticality and visual interest with buildings sited

close to the street and incorporating both (a) and (b):
(a) balconies and verandas or awnings to provide pedestrian shelter
(b) a diversity of materials, roof styles and fenestration.
General Section: Design and Appearance

OBJ1 Development of a high architectural standard and appearance that responds to and reinforces

positive aspects of the local environment and built form.

PDC1 Buildings should reflect the desired character of the locality while incorporating contemporary

designs that have regard to the following:
(a) building height, mass and proportion
(b) external materials, patterns, colours and decorative elements
c) roof form and pitch
(d) facade articulation and detailing

(e) verandas, eaves, parapets and window screens.
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PDC4  Structures located on the roofs of buildings to house plant and equipment should be screened
from view and form an integral part of the building design in relation to external finishes,

shaping and colours.

PDC 15 Buildings should be designed and sited to avoid extensive areas of uninterrupted walling facing

areas exposed to public view.

PDC 18 In mixed use areas, development facing the street should be designed to activate the street

frontage(s)
by:

(a) including features that attract people to the locality such as

frequent doors and display windows,

(b) minimising the frontage for fire escapes, service doors, plant and

equipment hatches

(c) avoiding undercroft or ground floor vehicle parking that is visible

from the primary street frontage

(d) using colour, vertical and horizontal elements, roof overhangs and
other design techniques to provide visual interest and reduced

massing.
PDC 20 Outdoor storage, loading and service areas should be:

(a) screened from public view by a combination of built form, solid fencing and/or

landscaping.

(b) conveniently located and designed to enable the manoeuvring of service and

delivery vehicles
(c) sited away from sensitive land uses.

PDC21 Adequate access should be provided to the rear of any site for servicing purposes, especially

where a building does not extend to the rear boundary.
General Section: Medium and High Rise Development (3 or more storeys)
PDC1 Buildings should:

(a) achieve a human scale at ground level through the use of elements such as

canopies, verandas or building projections

(b) provide shelter over the footpath where minimal setbacks are desirable
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(c) ensure walls on the boundary that are visible from public land include visually

interesting treatments to break up large blank fagades.

The following extract from the Precinct Desired Character Statement is also particularly relevant to the external

appearance and design of buildings:

The design of buildings throughout the precinct will feature contemporary designs which also
complement the existing character of Woodville. To achieve this, large expanses of glass above ground
level will be avoided through the use of a mixture of solid wall surfaces and recessed balcony and
window voids, reflective of existing built forms. Building materials will reflect the existing materials

within the locality such as brick, timber and corrugated iron.
A diversity of materials, roofs and fenestration will be utilised to create visual interest.
The design of larger and mixed use buildings will feature:
. buildings that frame the street spaces by being aligned close to the street -
. buildings that create a strong sense of verticality

. buildings that incorporate verandas or awnings to provide pedestrian shelter and balconies,

either projecting or recessed, to create light and shade

. buildings that have active frontages where the primary entrance is via the street rather

than internal arcades
. buildings that have strong variation in elevations
e buildings with interesting roof shapes and lines.

Each building has been designed with multiple frontages and all elevations are characterised by high degrees of
articulation and fenestration. In accordance with Design and Appearance PDC 15, extensive areas of

uninterrupted walling facing the public realm will be absent from the design of each building.

Wall cladding will primarily consist of two forms of pre-cast concrete materials including brick snap faced
concrete panels and former line precast concrete panels —a highly durable, unpainted material which is stained
to achieve the desired colour effect. Importantly, these pre-cast concrete panels will be finished in a variety of
different colours, textures and patterns to achieve a high degree of articulation to all building facades. Each
building will be finished in a selection of warm neutral tones, which will be highly compatible with existing
residential development found within the locality. The material pallet for the Retirement Village is illustrated in

Figure 6.6 below. Similar materials also proposed for the Nursing Home.
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Figure 6.6 Material Pallet: Pre-cast concrete materials and textures
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Source: Brown Falconer Architectural Plans

In accordance with Design and Appearance PDC 1 and PDC 18, additional visual interest will be achieved by
using a variety of horizontal and vertical building elements, including pre-cast concrete framework and vertical
screen blades to primary facades which will assist to define building entries. Roof overhangs, together with
staggered building lines and recessed balconies will also be used to create building depth, and to reduce the

apparent scale and bulk of each building when viewed from the public realm.

At ground level, contrasting wall cladding materials and colours and raised concrete garden walls will be used to
create a clearly defined podium. This horizontal banding technique has also been used at upper levels to assist
with breaking the vertical scale and mass of buildings. In accordance with Policy Area PDC 32, large sliding
doors will also open out to ground level courtyards which overlook public spaces to achieve activation and

maximise passive surveillance at street level,

At roof level, mechanical plant will be placed towards the centre of each roof, and will be enclosed by louvred

screens, as required by Design and Appearance PDC 4.

In our opinion, the development exhibits a high degree of architectural merit which will respond well to the
context of the locality and will include appropriate levels of varied (yet complementary) building materials,

colours and design features to enhance articulation and visual interest.
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6.10.4 Relationship to the Public Realm
The following Development Plan provisions seek to ensure buildings are designed, sited and orientated to
achieve strong connections with the public realm:

General Section: Design and Appearance

PDC 13 Buildings (other than ancillary buildings, group dwellings or buildings on allotments with a
battle axe configuration) should be designed so that their main fagade faces the primary street

frontage of the land on which they are situated.

PDC 14 Buildings, landscaping, paving and signage should have a coordinated appearance that

maintains and enhances the visual attractiveness of the locality.

PDC 15 Buildings should be designed and sited to avoid extensive areas of uninterrupted walling facing

areas exposed to public view.

PDC 16 Building design should emphasise pedestrian entry points to provide perceptible and direct

access from public street frontages and vehicle parking areas.

PDC 19 Where zero or minor setbacks are desirable, development should incorporate shelter over

footpaths to enhance the quality of the pedestrian environment.
Wooalville Policy Area 5

PDC 32 In the Core Area the ground and first floor of buildings of 4 or more storeys should be built:

(b) so that the ground floor primary frontage of buildings is visually permeable,
transparent or clear glazed to promote active street frontages and maximise

passive surveillance.
PDC 39 Side streets and rear lane access ways should be designed to:

(a) provide space between buildings that reduces building mass and creates a more

interesting public realm
(b) achieve active frontages at a lower intensity than the primary street frontage.

As previously discussed, all buildings have been designed with dual frontages to address internal communal
space, public streets and other public spaces (i.e. future public open space and the Outer Harbor Greenway).
Apartment balconies will overlook these spaces, and ground floor courtyards will extend towards property
boundaries to strengthen the connection between public and private realms. In lieu of using solid fencing, the
demarcation between private courtyards and public spaces will be achieved through passive design techniques

such as landscaping and minor garden walls as indicatively illustrated in Figure 6.7. These design initiatives will
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create an inclusive environment, enhance the attractiveness of the development when viewed from the public

realm, promote active frontages and maximise passive surveillance of public and semi-public spaces.

Figure 6.7 Indicative ground floor cross section
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Source: Greenhill Landscape Master Plan

Internally, landscaped spaces will include park benches, shared facilities such as community vegetable gardens,
activity spaces, a communal swimming pool and barbeque facilities, which will also encourage interaction

between residents.

The development has therefore been designed to positively contribute to the public realm and the location and
design of courtyards and landscaping will create an attractive environment which will also encourage social

interaction.

6.11 Occupant Amenity

6.11.1 Private & Communal Open Space

Residential Development PDC 13 sets out the more qualitative design provisions with respect to Private Open
Space. Residential Development PDC 14, 17 and 18 set out the quantitative requirements relating to the

provision of private open space located at ground level (PDC 14) and upper levels (PDC 17).

PDC 13: Private open space (available for exclusive use by residents of each dwelling) should be

provided for each dwelling and should be sited and designed:
(a) to be accessed directly from the internal living areas of the dwelling

(b) to be generally at ground level (other than for residential flat buildings) and to the

side or rear of a dwelling and screened for privacy

(c) to take advantage of, but not adversely affect, natural features of the site (d) to

minimise overlooking from adjacent buildings
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(e) to achieve separation from bedroom windows on adjoining sites
(f) to have a northerly aspect to provide for comfortable year round use

(g) not to be significantly shaded during winter by the associated dwelling or adjacent

development
(h) to be partly shaded in summer

(i) to minimise noise or air quality impacts that may arise from traffic, industry or

other business activities within the locality

(j) to have sufficient area and shape to be functional, taking into consideration the

location of the dwelling, and the dimension and gradient of the site.

PDC 14: Dwellings should provide private open space in accordance with the following provisions:

Site area per .Minimum area excluding any area 'Ilinimum ' Minimum area to be
dwelling (square at ground level at the front of the  dimension provided at the rear or

metres) dwelling (square metres) (metres) side of the dwelling, and
be directly accessible
from a habitable room
(square metres)

<200 or within 8 where the dwelling has one 2 8

Integrated bedroom or comprises a Studio

Medium Density  (where there is no separate bedroom)
Policy Area 20

11 where the dwelling has two 2 11
bedrooms
15 where the dwelling has 3 ormore 2 15
bedrooms

PDC 17: Dwellings located above ground level should provide private open space in accordance with the

following table:

Dwelling type Minimum area of private open space

Studio (where there is no separate bedroom) Mo minimum requirement
One bedroom dwelling 8 square metres

Two bedroom dwelling 11 sguare metres

Three + bedroom dwelling 15 square metres

PDC 18 Private open space located above ground level should have a minimum dimension of 2 metres

and be directly accessible from a habitable room.

Table 6.1 summarises the quantity of private open space provided for each apartment type.
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Table 6.1 Private open space summary per apartment type

Apartment Type Typical POS Apartment Typical POS

Type Balcony Development (Type Courtyard Development

Number Area Plan Number Area (m?) Plan

(m?) Requirements Requirements

(m?) (m?)

01 2 Beds, 2 Baths 8.75 11 01C 33-49 11

01A 2 Beds, 2 Baths 8.75 11 02 32-47 11

01B 2 Beds, 2 Baths 8.75 11 02A 31 11

01C 2 Beds, 2 Baths 8.75 11 03 32 11

02 2 Beds, 1.5 Baths 8.75 11 03A 36 11

02A 2 Beds, 1.5 Baths 8.75 11 04 20-32 8

03 2 Beds, 1 Bath 8.75 11 04A 20-30 11

03A 2 Beds, 1 Bath 8.75 11 05 45-90 11

04 1 Bed, 1 Bath 6 8 05B 48-63 11

04A 1 Bed, Study, 1 Bath 6 8 05C 47 15

05 3 Beds, 2 Baths 14.2 15 05E 59 15

05A 2 Beds, Study, 2 14.2 11 OSF 40 15

Baths

05B 2 Beds, 2 Baths 14.2 11 06 45 11

05C 3 Beds, 2 Baths 14.2 15

05D 3 Beds, 2 Baths 14.2 15

05E 3 Beds, 2 Baths 115 15

05F 3 Beds, 2 Baths 11.5 15

06 2 Beds, 2 Baths 8.5 11

Table 6.1 identifies that all ground level apartments will be provided with generous quantities of private open
space which exceed the minimum open space requirements prescribed by the Development Plan. Residential
Development PDC 19 states that the minor shortfalls in the provision of upper level balcony private open space

can substituted for an equivalent amount of communal open space in prescribed circumstances:
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PDC 19 Private open space may be substituted for the equivalent area of communal open space where:

(a) at least 50 per cent of the communal open space is visually screened from public

areas of the development

(b) ground floor communal space is overlooked by habitable rooms to facilitate passive

surveillance

(c) it contains landscaping and facilities that are functional, attractive and encourage

recreational use

(d) each dwelling is still provided with an area of useable private open space of at least
8 square metres with a minimum dimension of 2 metres directly accessible from a

habitable room.
The Central Garden will provide functional communal open spaces in accordance with PDC 19. In particular:

e The Central Garden will be placed within the centre of the site and will be screened by the
proposed buildings fronting St Clair Avenue;

e Apartment balconies and ground floor courtyards will overlook the Central Garden to facilitate
passive surveillance;

e The Central Garden will include a number of functional activity spaces and facilities designed to
enhance physical activity and resident interaction;

e Inaccordance with Residential Development PDC 18, the private open space of all ILU’s exceed a
dimension of 2 metres; and

e Inaccordance with Residential PDC 13(a), all apartments will also have direct access to private open

space from internal living spaces.

Accordingly, the shortfall in private open space of 2m? for Apartment 4 and 4A represents a minor departure
from the provisions of the Development Plan given the generous quantity and high quality communal open

space to be provided for the development.

Enclosed Dementia Sensory Gardens will also be provided for exclusive use by Nursing Home residents to cater

for the unique needs of these residents in accordance with Supported Accommodation, PDC 1:

PDC1 Supported accommodation (including nursing homes, hotels, retirement homes, retirement
villages, retirement villages, residential care facilities and special accommodation houses) and

housing for aged persons and people with disabilities should be:

(e) provided with public and private open space and landscaping to meet the needs of

residents
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For the reasons outlined above, the development generally accords with the open space provisions of the

Development Plan.

6.11.2 Storage

Domestic storage requirements for apartments are identified within Medium and High Rise Development (3 or

more storeys) PDC 12:

PDC 12 Dwellings should provide a covered storage area, specifically for the storage of sundry items

which would not normally be stored within kitchen cupboards or wardrobes, which is not less
than 8 cubic meters and located one or more of the following areas:

(a) Inthe dwellings (but not including a habitable room)

(b) Ina garage, carport or outbuilding

(c) Within an on-site communal facility

Table 6.2 summarises the volume of storage space allocated to each apartment type.

Table 6.2 Storage volumes per apartment type

Apartment  Linen Study Entry Laundry Carpark  Total Total

Type Cupboard m3  storage storage storage cage storage number of
m? cupboard m* m? m3 apt type

1 1.4 0.7 - 0.5 5.4 8.0 66

1A 1.4 0.7 - 0.5 5.4 8.0 35

1B 1.4 0.7 - 0.5 5.4 8.0 21

1C 1.4 - - 0.5 5.4 7.3 56

2 2.3 - - 0.3 5.4 8.0 23

2A 2.3 - - 0.3 5.4 8.0 5

3 0.9 - - 0.3 5.4 6.6 5

3A 1.1 - - 0.4 5.4 8.3 5

4 1.7 - - 0.3 5.4 7.4 29

4A 1.7 4.0 - 0.3 5.4 11.4 29

5 5.7 - - 0.4 54 11.5 21

5A 5.7 3.8 - 0.4 54 15.3 10

5B 2.8 - - 0.7 5.4 8.9 10

5C 2.8 - - 0.7 5.4 8.9 8

5D 0.8 - - 0.3 5.4 6.5 3

SE 2.5 1.0 3.4 0.4 5.4 12.7 5

SF 1.9 - 1.5 0.4 5.4 9.2 5

6 2.8 4.0 6.8 0.4 5.4 19.4 5
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Storage cages will be located within each basement carpark. Each storage cage will be 2.7 metres wide, 0.95
metres deep and 2.1 metres high. Additional storage will also be provided in cupboards located within non-

habitable rooms.

Excluding Apartment Types 1C, 3, 4 and 5D, all other apartments (of which there are 248) will be provided with
storage volumes which meet or exceed the prescribed storage rates set out in the Development Plan, and the
average volume of storage space of 8.8m3for all apartments also exceeds the minimum storage space
requirement prescribed by the Development Plan. We also note that Apartment Types 1C, 3, 4 and 5D will still
be provided with a reasonable level of storage space and in our opinion, the shortfall in storage space for these

apartments represents a minor departure from the storage provisions of the Development Plan.

Finally, it is noted the development provides a surplus of parking and the shortfall in storage capacity for the

four apartment types could be addressed by converting surplus parking spaces into storage space (if required).

For the reasons outlined above, the development is generally consistent with the storage provisions set out in

the Development Plan.

6.11.3 Internal Overlooking (within the site)

The following provisions of the Development Plan are relevant to the assessment of overlooking:
General Section: Medium and High Rise Development (3 or more Storeys)

PDC4  The visual privacy of ground floor dwellings within multi-storey buildings should be protected
through the use of design features such as the elevation of ground floors above street level,

setbacks from the street and the location of verandas, windows, porticos or the like.
PDC5 Residential buildings (or the residential floors of mixed use buildings) should:

(a) have adequate separation between habitable room windows and balconies from other
buildings to provide visual and acoustic privacy for dwelling occupants and allow the

infiltration of daylight to interior and outdoor spaces

(b) ensure living rooms have, at a minimum, a satisfactory short range visual outlook to

public or communal space.
General Section: Design and Appearance

PDC 11 Development should minimise direct overlooking of habitable rooms and private open spaces

of dwellings through one or more of the following measures:

(b) building setbacks from boundaries (including building boundary to boundary
where appropriate) that interrupt views or that provide a spatial separation

between balconies or windows of habitable rooms.
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The following design strategies are proposed to prevent unreasonable levels of overlooking from dwellings

(ILU’s) and Nursing Home Rooms:

e Generous setbacks between buildings and full height screens between adjoining balconies will prevent

unreasonable views between apartments;

e Screens will be used at ground level to separate private courtyards and prevent views between ground

floor apartments; and

e A combination of raised courtyard levels, landscaping and concrete garden walls will prevent

unreasonable views into ground level courtyards from public spaces.

Accordingly, the development has been designed to maintain opportunities for passive surveillance of the public
realm (adjoining streets and public open space) and internal communal open space without resulting in

unreasonable overlooking of the private open space of proposed dwellings on site.

6.11.4 Apartment and Nursing Home Acoustic Amenity

The subject site is located in proximity to adjacent railway corridor, and accordingly is subject to an assessment
against the Noise and Air Emission Overlay provides. Objective 1 of the Overlay seeks to ensure that
development is appropriately designed to “protect community health and amenity from adverse impacts of

noise and air emissions”.

Resonate acoustic engineers have prepared an acoustic assessment of the proposed development which has
taken into account the relevant noise requirements of the Development Plan, Minister’s Specification SA 788,

and the SA Environment Protection Noise Policy (the ‘Policy’) (Appendix 8).
The noise assessment performed by Resonate makes the following conclusions:

e Whilst mechanical plant selections and noise data are not available at this stage, it is expected that
noise emissions from external mechanical plant associated with the development can meet the
relevant criteria with standard mitigations measures.

e The impact of noise generated by the adjacent railway corridor has been assessed against the
Minister’s Specification SA 78B, and Resonate conclude that the impact of noise can be appropriately
managed by adopting the recommended fagade treatment strategies outlined within the report.

e Resonate have identified the St Clair Recreation Centre (SCRC) as a potential source of external noise.
Although the SCRC is beyond the scope of assessment against the Specification, building facades will be
treated in accordance with the recommendations outlined within acoustic report to ensure an

appropriate level of occupant amenity is maintained for residents.

Further to the above discussion, the acoustic assessments conclude that the relevant objective noise standards

will be achieved preserve amenity for proposed future Aveo residents.
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6.11.5 Energy Efficiency and Thermal Comfort

The following Development Plan provisions seek to ensure buildings are appropriately orientated and designed
to conserve energy and create a comfortable living conditions for occupants of the Nursing Home and

Retirement Village:
Energy Efficiency
OBJ1 Development designed and sited to conserve energy and minimise waste.

OBJ2 Development that provides for on-site power generation including photovoltaic cells and wind

power.

PDC1 Development should provide for efficient solar access to buildings and open space all year

around.

PDC2 Buildings should be sited and designed so that the open spaces associated with the main

activity areas face north for exposure to winter sun.

PDC 3 Buildings should be sited and designed to ensure adequate natural light and winter sunlight is

available to the main activity areas of adjacent buildings.

PDC4 Roof pitches should facilitate the efficient use of solar hot water services and photovoltaic

cells.

PDC5 Development should be designed to minimise consumption of non-renewable energy through

designing the roof of buildings with a north facing slope to accommodate solar collectors.

PDC6 Public infrastructure, including lighting and telephones, should be designed to generate and

use renewable energy.
Medium and High Rise Development (3 or more storeys)
PDC9  Multi-storey buildings should:

(a) minimise detrimental micro-climatic and solar access impacts on adjacent land or
buildings, including effects of patterns of wind, temperature, daylight, sunlight, glare

and shadow

(b) incorporate roof designs that enable the provision of rain water tanks (where they are
not provided elsewhere), photovoltaic cells and other features that enhance

sustainability.

PDC 11 Development of 5 or more storeys, or 21 metres or more in building height (excluding the
rooftop location of mechanical plant and equipment), should be designed to minimise the risk

of wind tunnelling effects on adjacent streets by adopting one or more of the following:
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(a) a podium at the base of a tall tower and aligned with the street to deflect wind

away from the street

(b) substantial verandas around a building to deflect downward travelling wind flows

over pedestrian areas
(c) the placement of buildings and use of setbacks to deflect the wind at ground level.
The development includes the following Ecologically Sustainable Development (ESD) initiatives:

e The use of high efficiency mechanical plant, LED light fittings and glazing, with all residential
apartments achieving individual 5 star efficiency ‘ACCURATE’ ratings, together with an average 6 star

energy efficiency rating;
e time clock controlled high efficiency lighting to be installed to reduce energy consumption;

e High efficiency Variable Refrigerant Volume (VRV) air conditioning will be used within the Nursing

Home and associated community facility and administration area;
e  Water preservation strategies including:

» the installation of high efficiency sanitary and tapware fixtures and fittings, designed in
accordance with the Water Efficiency Labelling Scheme; and

» dual flush water efficient water closets;
e The use of sustainable buildings materials including:

»  timbers sourced from certified sustainably managed forests; and

» low Volatile Organic Compound (VOC) content paints, sealants and other finishes.
In addition, we also note the following sustainable building design initiatives:

e The dual frontage design and north-west orientation of Buildings 2, 3, 4 and 7 will ensure that all
apartments will (as a minimum) have access to morning or afternoon sun, and all living areas and
bedrooms of all apartments will be provided with at least one window to maximise access to natural
light;

e The shadow diagrams prepared for the development (Drawing. No. DA015 of Appendix 3) demonstrate
that communal open spaces, including activity and recreation spaces (such as the community
swimming pool) will receive access to generous levels of natural light for most of the day;

e All apartments have been designed with multiple openings placed in different locations to encourage
natural cross ventilation from cooling breezes;

e  Recessed, balconies will provide shade to private open space during summer months;
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e Landscaping within communal open space, at-grade carparks and along north and west facing walls

(e.g. Building 7) will reduce summer heat loads and maintain comfortable climatic conditions at ground

level;

e Deciduous plantings will provide shade during summer months and natural light and warmth

throughout cooler months; and

e Recessed balconies together with generous street setbacks will minimize the effects of wind tunneling

on residents and pedestrians.

Accordingly, the application is highly aligned within the relevant Energy Efficiency provisions of the

Development Plan.

6.12 Crime Prevention

The following Development Plan provisions are considered most relevant to the assessment of Crime Prevention

Through Environmental Design (CPTED):

OBJ1

PDC 1

PDC2

PDC3

PDC4

PDC5

PDC6

PDC7

PDC8

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

facilitate community surveillance.

Development should be designed to maximise surveillance of public spaces through the
incorporation of clear lines of sight, appropriate lighting and the use of visible permeable

barriers wherever practicable.

Buildings should be designed to overlook public and communal streets and public open space

to allow casual surveillance.
Development should provide a robust environment that is resistant to vandalism and graffiti.
Development should provide lighting in frequently used public spaces including those:

(a) along dedicated cyclist and pedestrian pathways, laneways and access routes

Development, including car park facilities should incorporate signage and lighting that indicate
the entrances and pathways to, from and within sites.
Landscaping should be used to assist in discouraging crime by:

(a) screen planting areas susceptible to vandalism

(b) planting trees or ground covers, rather than shrubs, alongside footpaths

(c) planting vegetation other than ground
Buildings and street addresses should be easily identified to assist orientation.

Site planning, buildings, fences, landscaping and other features should clearly differentiate

public, communal and private areas.
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PDC9 Buildings should be designed to minimise and discourage access between roofs, balconies and

windows of adjoining dwellings.
PDC 12 Service lanes and alleyways should be designed and located to maximise community safety.
PDC 13 Development should provide a clear separation between the private and public domain.

PDC 14 Development should be designed and managed to ensure that users are aware of how to

safely gain access to, around, and within the development, site or locality

The development includes the following design strategies which are intended to create a safe and crime

resistant environment:

e Buildings have been designed with dual frontages, and apartment windows, balconies and ground
floor courtyards will maximise the opportunity for passive surveillance of internal communal open

space and external public spaces, including:

»  St. Clair Avenue and Actil Avenue South;

»  sporting ovals situated on the opposite side St Claire Avenue;

»  the railway corridor and the adjoining Woodville Railway Station;
»  future public open space addressing Woodville Road;

» theinternal Central Garden; and

»  atgrade parking areas;

e Windows to activity rooms and terraced areas at upper levels of the Nursing Home will provide
opportunities for passive surveillance of public spaces including the Central Garden, Actil Avenue South

and the at-grade Nursing Home carpark;

e Balconies have been designed with full height screens to prevent access between balconies of different

dwellings;

e Large expanses of solid walling has been minimised, and landscaping placed between exposed walls

and street boundaries will reduce opportunities for vandalism (i.e. graffiti);

e  Public and communal open space has been designed to clearly delineate the public and private realm
and promote a sense of territoriality and ownership through physical features expressed in the design

including:

»  raised landscape planter boxes and paving treatments to delineate boundaries; and
»  permeable barriers (landscaping, raised garden walls and screened semi-basement walls) to

separate the public and private realm;

e Asillustrated in the Movement and Wayfinding Plan (Appendix 9), wayfinding signage and pathways

will be used to facilitate navigation to key facilities and building entries;
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e Lighting will be designed in accordance with the Australian Standards, and will be installed throughout
the communal open space and parking areas to accommodate passive surveillance of these spaces,

facilitate navigation and deter criminal activity;

e Inaccordance with the Landscape Master Plan attached as Appendix 9, transparent fencing will be
installed between the at-grade carparking areas and Central Garden to prevent unauthorised entry into

the communal open space whilst still maintaining sightlines through the site;
e The proposed undercroft and basement car park has been designed with:

» anopen and clear layout with long continuous wall surfaces containing minimal bends,
projections or obstructions to minimise opportunities for concealment;

»  basement carpark wayfinding will be provided with signage and ‘colour coding’ to assist with
site legibility and permeability; and

»  basement entry/exit points will be secured by a roller door (or similar) and access to

basement levels will be managed by a swipe card or remote control system.

In addition to the above CPTED initiatives, we note that a Personal Service Response System will be installed
throughout communal spaces. This ‘push button’ system provides residents with 24-hour access to security in
the event of an emergency. A push-button pendant will also be provided to Aveo residents which means

security assistance can be requested by any resident, from any location at any time.

The application is therefore closely aligned within the relevant Crime Prevention provisions of the Development
Plan, and the development has been designed to prioritise the safety of Aveo residents, visitors and staff, whilst

outward views into existing public spaces will improve surveillance of these areas.

6.13 Interface Considerations

The following discussion considers potential interface impacts of the development on existing residential
development situated to the north-west of the site, on the opposite side of Actil Avenue South. Potential

interface impacts relate to the following:

e Overlooking into private open space areas of existing residential properties;
e Overshadowing of existing residential properties; and
e The noise-related impact of passenger and service vehicle movements on existing residential amenity.

6.13.1 Overlooking - Properties external to the site

The closest residential properties are to situated to the north-west of the site, on the opposite side of Actil
Avenue South. Excluding the Row Dwelling located at 1 St Clair Avenue, the private open space for all other

existing dwellings is situated to the rear (north) of each dwelling, and will therefore be screened from view.

The north-western elevation of Building 7 is orientated towards the private open space of 1 St. Clair Avenue.

Notwithstanding, the facade of Building 7 will be setback approximately 15 metres from this property and the
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area between the Building 7 and Actil Avenue South will be generously landscaped to obstruct views into the

open space of this adjacent residential property.

For the reasons outlined above, the development has been designed to address unreasonable levels of
overlooking into the private open space of existing residential properties in accordance with the following

provisions of the Development Plan:
General Section: Design and Appearance

PDC11  Development should minimise direct overlooking of habitable rooms and private open spaces

of dwellings through one or more of the following measures:

(b) Building setbacks from boundaries (including building boundary to boundary
where appropriate) that interrupt views or that provide a spatial separation

between balconies or windows of habitable rooms
General Section: Landscaping Fences and Walls
PDC 1 Development should incorporate open space and landscaping in order to:
(h) maintain privacy
6.13.2 Overshadowing
The following Development Plan provisions are relevant to the assessment of overshadowing.
Woodville Policy Area 5
PDC 33 Except in Core Areas, development of 3 or more storeys in height should ensure that:

(a) north-facing windows to habitable rooms of existing dwelling(s) on the same
allotment, and on adjacent allotments, receive at least 3 hours of direct sunlight

over a portion of their surface between 9.00 am and 3.00 pm on 21 June......
General Section — Design and Appearance

PDC9 The design and location of buildings should enable direct winter sunlight into adjacent

dwellings and private open space and minimise overshadowing of:
(a) windows of main internal living areas
(b) ground level private open space

(c) upper-level private balconies that provide the primary open space area for

dwelling

(d) solar collectors (such as solar hot water systems and photovoltaic cells).
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Medium and High Rise Development (3 or more storeys)
PDC9  Multi-storey buildings should:

(a) minimise detrimental micro-climatic and solar access impacts on adjacent land
or buildings, including effects of patterns of wind, temperature, daylight,

sunlight, glare and shadow

Shadow diagrams have been prepared for the development and are attached as Appendix 3 (DA 105). The
shadow diagrams confirm that the development will not overshadow residential properties situated within the
adjoining Residential Zone during the winter solstice. Similarly, generous setbacks between buildings will ensure

that all proposed apartments and communal open space areas are not unreasonably overshadowed.

6.13.3 External Acoustic considerations

The Interface between Land Uses provisions seek to ensure that interface impacts resulting from the generation
of noise are appropriately managed so development does not detrimentally impact on the amenity of the
locality. Interface between Land Uses PDC 8 also requires development to be designed to achieve the relevant

Environment Protection (Noise) Policy criteria when assessed at the nearest existing noise sensitive premises.

The Resonate acoustic report (Appendix 8) considers the noise impact of passenger and service vehicle
movements on dwellings situated on the north-western side of Actil Avenue South. Resonate make the

following conclusions:

e Additional noise generated by passenger vehicles access the site via Actil Avenue South are not
expected to exceed the maximum day-time and night-time noise criteria prescribed within the Noise
Policy; and

e To comply with the Noise Policy, refuse collection services will need to comply with Division 3, Clause

28 of the Noise Policy, which requires collection to occur between the following hours:

»  9:00am and 7:00pm on a Sunday or other public holiday;
»  7:00am and 7:00pm on any other day.

To achieve the requirements of the Noise Policy, the applicant confirms that refuse will only be collected
between the hours prescribed above. This matter may be addressed via an appropriately worded condition

attached to the Development Plan Consent.

Further to the above-mentioned discussion, the volume and nature of vehicle movements generated by the
development is expected to satisfy the requirements of the Noise Policy. Accordingly, the development has

been appropriately designed address interface impacts relating to noise.
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6.14 Landscaping Fencing & Tree Removal
6.14.1 Landscaping and Fencing

A comprehensive Landscape Master Plan has been prepared by Greenhill and is attached to this Planning
Statement as Appendix 4. The landscaping design has been assessed against the following Policy Area and

General Section provisions of the Development Plan:
Woodville Policy Area 5

PDC 35 Masonry fences should be no more than 1.2 metres in height to maintain sight lines between

buildings and the street, and to improve safety through passive surveillance.
General Section: Landscaping Fences and Walls

OBJ1 The amenity of land and development enhanced with appropriate planting and other

landscaping works, using locally indigenous plant species where possible.
OBJ2  Functional fences and walls that enhance the attractiveness of development.
PDC1 Development should incorporate open space and landscaping in order to:

(a) complement built form and reduce the visual impact of larger buildings (eg taller

and broader plantings against taller and bulkier building components)
(b) enhance the appearance of road frontages
(c) screen service yards, loading areas and outdoor storage areas
(d) minimise maintenance and watering requirements
(e) enhance and define outdoor spaces, including car parking areas
(f) maximise shade and shelter
(g) assist in climate control within buildings
(h) maintain privacy
(i) maximise stormwater re-use
(j) complement existing, including native vegetation, vegetation
(k) contribute to the viability of ecosystems and species
(I) promote water and biodiversity conservation
(m) minimise heat absorption and reflection.

PDC2 Landscaping should:
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(a) include the planting of locally indigenous species where appropriate
(b) be oriented towards the street frontage

(c) result in the appropriate clearance from powerlines and other infrastructure being

maintained
PDC4 Fences and walls, including retaining walls, should:
(a) not result in damage to neighbouring trees

(b) be compatible with the associated development and with existing predominant,

attractive fences and walls in the locality

(c) enable some visibility of buildings from and to the street to enhance safety and

allow casual surveillance

(d) incorporate articulation or other detailing where there is a large expanse of wall

facing the street;
(e) assist in highlighting building entrances

(f) be sited and limited in height, to ensure adequate sight lines for motorists and

pedestrians especially on corner sites

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

of adjoining land
(h) be constructed of non-flammable materials

(i) be incorporated as part of the development where the established

character of the locality involves front fences.
PDC5 Front fencing should be open in form to allow cross ventilation and access to sunlight.

Landscaping for the development has been designed to enhance amenity, encourage resident interaction and

create functional activity areas for Aveo residents. Key features of the landscape design are summarised below:

e Landscaping will be planted along street frontages to enhance the streetscape appeal of the

development;

e landscaping and raised garden walls to be placed around the perimeter of ground floor apartment
courtyards will act as a visual barrier to distinguish between private, public and semi-public spaces, and

court yard areas, as well as to provide shade and privacy to open space and ground floor living areas;
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e  Carefully selected medium height shrubs and clean trucked trees will accommodate outward views into

public and semi-public spaces for passive surveillance;

e Tree and shrub planting and raised planters will be used to screen the bin presentation yard, and will

also create a visual buffer to the adjoining railway corridor;

e Llandscaping along the southern boundary of the site will supplement the existing stand of mature
vegetation which lines this boundary, enhancing amenity for users of the adjoining Outer Harbor

Greenway;

e Landscaping will be used to screen the length of semi-basement walls extending above natural ground

thereby reducing the visual impact of these structures when viewed from the public realm;

e The Actil Avenue South frontage will be densely vegetated with shrubs and trees to create a visual

buffer at the interface with the adjoining Residential Zone;

e landscaping throughout the at-grade carparks will soften the visual impact of hard stand areas and

provide shade for vehicles;

e Landscaping placed along the edge of the semi-basement carpark walls protruding above natural

ground level will be used to obstruct views of these walls from the public realm;

e The landscaping plan includes a selection of hardy, drought tolerate species (including native plantings)

selected for their aesthetic appeal, durability and low maintenance attributes;

e  Apartments and Nursing Home rooms will overlook a Central Garden, which will include a number of

functional activity spaces designed to encourage physical activity and resident interaction, including:

» a multi-functional area capable of being used for passive recreation and leisure activities;

» asensory garden with raised garden beds, water features, arbor structures, seating and
internal pathways;

» aswimming pool and resident entertaining area;

»  family barbeque areas; and

» A community vegetable garden;

e Dementia sensory gardens will be provided for Nursing Home Residents and these spaces will also be

designed to create a safe and familiar experience for patients with dementia; and

e Deciduous trees will be planted within communal open spaces and adjacent courtyards providing
access to natural light during winter months whilst creating shade and passive cooling during summer

months.
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The landscaping proposed for the development is therefore closely aligned with the relevant provisions of the
Development Plan and will significantly enhance resident amenity as well as the appearance of the development

when viewed from the public realm.
A Fencing and Screening Plan is included within the Landscape Master Plan (Dwg. SK003).

Ground level courtyards facing into the site will be enclosed by 1 metre high open style fencing attached to 1
metre high raised planter bed walls. In accordance with Policy Area PDC 35, together with Landscaping Fences
and Walls PDC 4(c) and (g), this fencing has been designed to achieve an appropriate level of security and

privacy for residents, whilst still maintaining sightlines into communal open space areas for passive surveillance.

Courtyards orientated towards the public realm (i.e. public streets and open space) will be enclosed by raised
planter bed walls attached to semi-basement walls, and solid fencing to courtyards addressing the public realm

has been avoided to reduce the visual impact of the development and in particular.

The Central Garden will be separated from at-grade carparks by 1.8 metre high open style fencing. This style of
fencing has been selected to maintain unobstructed sightlines into each carpark from the Central Garden (and
vice versa), whilst the physical barrier provided by the 1.8 metre high fence will demarcate public and private

spaces and will prevent unauthorised access into the Central Garden.

The amount of fencing proposed within communal open space areas has been intentionally restricted to create
an inclusive environment that encourages interaction between residents. In accordance with PDC 4(e), fencing
within the Central Garden will primarily be limited to 1 metre high handrails which run along pedestrian
pathways and lead to building entrances, together with a swimming pool fence, designed in accordance

Australian Standard: AS 1926.1 — Safety Barriers for Swimming Pools.

A Colorbond® fence reaching a height of 2.4 metres will enclose the Dementia Sensory Gardens, and the height
of this fence is required to provide a safe and secure environment for Nursing Home Residents. The length of
fence visible from the public realm will be limited and in our opinion, the fence will not have an adverse impact

on the amenity of the locality.

PDC 4(a) requires that fencing is designed to protect trees overhanging the subject site. As discussed within
Section 6.8, fencing located within the Tree Protection Zones (TPZ’s) of Trees 1 and 2 will be constructed using

concrete pad footings (in lieu of strip footings) and lightweight materials to protect root zones from damage.

Finally, the service yard/presentation area will be screened by 1.8 metre high Colorbond® fencing in accordance

with Design and Appearance PDC 2.

As discussed above, all proposed fencing has been carefully selected to minimise visual impact, maintain
sightlines and passive surveillance of public spaces, and to provide a safe and secure environment for residents.
In our opinion, the fencing proposed for the development is closely aligned with the relevant provisions of the

Development Plan.
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6.15 Regulated and Significant Tree Removal

The development involves the removal of four (4) Regulated trees, including one (1) Significant Tree. The trees

are labelled Tree 20, 21, 23 and 24 on the Tree Plan attached as Appendix 3 (Drawing drawing 048).

Aboricultural information relating to each tree is provided in Table 6.3. This information has been extracted

from the Tree Environs report attached to this Planning Statement as Appendix 5.

Table 6.3 Regulated and Significant Tree Assessment

Species

Significant Ficus 5.72
Macrophylla
(Moreton Bay Fig)

Regulated 2.70
Corymbia

Maculata (Spotted

gum)

Regulated Pinus 2.98
Halepensis

(Aleppo Pine)

Regulated 2.05
Eucalyptus

Spathulata

(Swamp mallett)

Source: Tree Environs Tree Survey

The tree survey prepared by Tree Environs confirms that the allotment accommodates a total of 32 trees,

Circumference
(metres)

Health

Below average,
foliage with burnt
tips;

Major dieback NW
side;

Dead vascular
tissue on western
and upper sides of
branches;

Primary epicormic
growth

Below average
foliage density,
foliage chlorotic

Good

Below average
foliage density —
average, dead
branches —
moderate, short life
expectancy

Structure Risk

Poor structure;
Canopy biased to
south east;

Dead and decaying
trunk wood (NW
side);

Structural cracks
developing;
Instability increasing
during root decay
on NW side and
canopy bias to SE
Average structure Low
Irregular crown

form with several

previous branch

failures. Bark

inclusion caused

two branch failures

Good Low
Average, irregular Low
canopy and sparse

crown

including fifteen (15) Regulated Trees and ten (10) Significant Trees.

Moderate

Life
Expectancy
<10 years

<10 years

20to 50
years

<10

Retention
Value

Low

Low

High

Low

The development has been designed to retain the majority of Regulated and Significant Trees located on the

allotment. All trees to be retained are located along the southern boundary of the site (adjacent the rail

corridor) and to the south-east of the site, between Building 1 and Woodville Road. These trees (together with

a large number of non-regulated trees) are located within an area of land which is intended to be vested in

Council as public open space.

REF 00411-001 | 17 December 2018



e

The proposed public open space comprises an area of 9,390m?, and has been designed in accordance with
Concept Plan Map ChSt/24: Precinct 21 Railway Station. The design of this open space together with the

retention of mature vegetation is closely aligned with Desired Character statement for Precinct 21 which states:

Open space and landscaping forms an integral part of the precinct. New open space areas will soften
the built form and create quality public spaces. These will include 22 per cent of the land to the south
west of the St Clair Avenue extension being developed as open space along the Woodville Road frontage
and an additional area of land in this locality to be developed as a playing field. Other open space areas
will include a shared-use recreational trail along the former Glenys Nunn Drive and an internal pocket

park to provide further recreational opportunities for residents.

The intent is that the majority of existing Significant and Regulated Trees will be retained as landscape
features within areas of open space. In particular, the existing Red Gums alongside the railway line will

be retained within the shared-use recreational trail.

The arborist report also makes note that Tree 20 and 21 and 24 are in poor health and have a limited useful life
expectancy. Accordingly, the removal of these trees does not offend and is aligned with the following provisions

of the Development Plan:
General Section: Regulated Trees

PDC2 A regulated tree should not be removed or damaged other than where it can be demonstrated

that one or more of the following apply:

(a) The tree is diseased and its life expectancy is short

(d) Development that is reasonable and expected would not otherwise be possible
General Section: Significant Trees
PDC 3 Significantly trees should be preserved, and tree-damaging activity should not be undertaken,
unless:
(a) Inthe case of removal

(i) The tree is diseased and its life expectancy is short

Although no arboricultural justification exists for the removal of Tree 23, Regulated Tree Objective 2 seeks to
achieve “development in balance with preserving regulated trees”. Regulated Trees PDC 2 also states that a
Regulated Tree may be removed where “development that is reasonable and expected would not otherwise be
possible”. As previously discussed, the majority of existing vegetation will be retained, and the proposed
development therefore achieves an appropriate balance between the preservation of trees and achieving a
development outcome for a medium density Retirement Village development and Nursing Home, which is

consistent with the relevant provisions of the Development Plan.
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The site will also be extensively landscaped to compensate for the loss of amenity resulting from the removal of
Tree 23, and pursuant to Section 42(4) of the Act, nine (9) replacement trees will be planted to the reasonable

satisfaction of the relevant authority.

A Regulated and Significant Tree (Trees 1 and 2, respectively) are also located within Council land and overhang
the southern boundary of the site. The Tree Protection Zone for each tree extends into the secure courtyard
area of the Nursing Home, together with the bin presentation area. The development has been designed to

protect the trees in the following ways:

e The secure courtyard will be landscaped and no part of the development will encroach into the TPZ of

Tree 2; and

e  Fencing within the TPZ of both trees will be constructed in light-weight post and rail framework and

pier footings to minimise root disturbance.

Subject to the implementation of the above-mentioned strategies, Tree Environs conclude that the

development is unlikely to have an adverse impact on either tree.

Finally, we note that no part of the development will encroach into the TPZ of any other tree to be retained

onsite.

Accordingly, the development has been designed to minimise tree damaging activity to Regulated and

Significant Trees in accordance with the following provisions of the Development Plan:
General Section: Regulated Trees
PDC1 Development should have minimum adverse effects on regulated trees.

PDC3 Tree damaging activity other than removal should seek to maintain the health, aesthetic

appearance and structural integrity of the tree.
General Section: Significant Trees

PDC2 Development should be undertaken so that it has a minimum adverse effect on the health of a

significant tree.

PDC4 Development involving ground work activities such as excavation, filling, and sealing of
surrounding surfaces (whether such work takes place on the site of a significant tree or
otherwise) should only be undertaken where the aesthetic appearance, health and integrity of

a significant tree, including its root system, will not be adversely affected.

6.16 Advertising

Signage specifications are attached as Appendix 11. The following Advertisements provisions are particularly

relevant to the assessment of the signage proposed for development:
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General Section: Advertisements

OBJ1  Urban and rural landscapes that are not disfigured by advertisements and/or advertising

hoardings.
OBJ2  Advertisements and/or advertising hoardings that do not create a hazard.

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

building and locality.

PDC1 Advertising and/or advertising hoardings should have regard to the suitable outdoor

advertising types outlined in Table ChSt/3 — Suitable Outdoor Advertising Types.

PDC2 The location, siting, design, materials, size, and shape of advertisements and/or advertising

hoardings should be:
(a) consistent with the predominant character of the urban or rural landscape
(b) in harmony with any buildings or sites of historic significance or heritage

value in the area

(c) coordinated with and complement the architectural form and design of the

building they are to be located on.

PDC3 The number of advertisements and/or advertising hoardings associated with a development

should be minimised to avoid:
(a) clutter
(b) disorder
(c) untidiness of buildings and their surrounds
(d) driver distraction.

PDC 5 The content of advertisements should be limited to information relating to the legitimate use of

the associated land.

PDC 8 Advertisements and/or advertising hoardings attached to buildings should not be sited on the
roof or higher than the walls of a building, unless the advertisement or advertising hoarding is
appropriately designed to form an integrated and complementary extension of the existing

building.
PDC 15 Freestanding advertisements and/or advertising hoardings should be:

(a) limited to only one primary advertisement per site or complex
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(b) of a scale and size in keeping with the desired character of the locality and compatible with

the development on the site.

PDC 19 Advertisements and/or advertising hoardings incorporating any flags, bunting, streamers, or

suspended objects should:

(a) be placed or arranged to complement and accord with the scale of the associated

development

(b) other than flags, not be positioned higher than the building they are attached or

related to
(c) not be displayed in residential areas.
The following forms of advertisements are also listed as non-complying within Precinct 21 Railway Station:

Advertisements and/or advertising hoarding that:
(a) Is roof mounted and projects above the roof line;
(b) Protrudes above the top of the parapet;
(c) Is animated or flashing;

(d) Is freestanding on Woodville Road

The development incorporates six (6) different signage typologies including:

e An entry feature sign attached to the base of the Building 1 Porte Cocher;

e Acorner feature wall sign to be placed at the entry to the at-grade Nursing Home carpark;

® Five (5) metre high flag pole sighs accommodating 2 metre high and 0.75 wide flags to be installed
along the frontage to St Clair Avenue, and partially along the frontage to Actil Avenue South;

e Two illuminated signs attached to the facades of Buildings 2 and 7;

e Afive (5) metre high, double sided pylon to be placed adjacent the entry to the at-grade carpark; and

e Marketing banner signage to be placed along semi-basement carpark walls facing the railway corridor

to the south-west and future public open space to the south-east.
All signs have been designed to address the advertising restrictions listed within the non-complying table.

Table ChSt/3 Suitable Outdoor Advertising Types discourages the installation of free-standing signs within the
Woodville Policy Area. Notwithstanding, we note that the free-standing sign will be placed in the eastern corner
of the site, and will be substantially separated from residential properties and Woodville Road. Views of the
free-standing sign from residential properties will therefore be restricted. The sign will also comprise a modest
height of five (5) metres, which is appropriate when considered in context with the overall scale of the proposed

development and the extent of site frontage to both St Clair Avenue and Actil Avenue South. Accordingly, we
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are of the opinion that the design, height and location of the free-standing sign is appropriate when considered

in the context of the site and proposed nature of the development.

Flag pole signs are also proposed along the sites frontage to St Clair Avenue and Actil Avenue South up to the
driveway access to the at-grade carpark. The number of flag poles to be placed along the frontage to Actil
Avenue South has been intentionally restricted to minimise the visual impact on adjacent residential properties
to the north-west. Notwithstanding, it is important to note that the site is located within a District Centre Zone,
where signage is an appropriate and envisaged form of development. In our opinion the extent of signage
proposed at the interface with the adjoining Residential Zone is reasonable and will not have an adverse impact
on the character or amenity of the locality. We also note that the flag poles will reach a height of five (5)

metres, which is well below the height of all proposed buildings.

Three (3) internally illuminated signboards are proposed to be attached to the south-eastern facade of Building
2, southern facade of Building 1 and the north-western facade of Building 7. The Building 7 sign will be
orientated towards the adjacent Residential Zone. However, Figure 6.8 illustrates that direct line of site of this
sign from adjacent residential properties on Actil Avenue South will be restricted. All illuminated signs are also

conservatively sized particularly when considered in context with the scale of proposed built form on site.

Figure 6.8 Building 7 illuminated signage: Line of Sight Diagram

_BUILDING BUILDING 7 ) Signage zone of Buiding 1 ACTILAVE CONTEXT

" LINK C not visible from level 1 of
Actil Ave residences

Source: Brown Falconer Architectural Plans
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Four (4) marketing banner signs are proposed to be attached to the semi-basement walls protruding above
natural ground level. Because the signs are to be installed along the base of the buildings, their overall impact
on the amenity of the locality will be negligible. We also note that the signs will be orientated towards the

adjacent railway corridor and Woodville Road, and will not be highly visible from residential properties.

The proposed signage scheme for the development generally satisfies the relevant provisions of the

Development Plan for the reasons summarised below:

e The signs are integrated with the design of the development and are appropriately sited and scaled to
complement the building design and facade treatment;

e The scale of all signage is relatively modest in the context of the proposed building scale, and the
proposed signs will be professionally constructed utilising durable and weather resistant materials;

e Signage along the Actil Avenue South frontage has been intentionally restricted to minimise visual
impact on adjacent residential properties;

e Content to be displayed will be limited to information relating to the legitimate use of the land as a
Retirement Village and Nursing Home;

e  The proposed illuminated signs will not flash, blink, move or rotate, and will be illuminated in
accordance with the relevant Australian Standards.

e  Given their location and height above ground level and their setback from public roads, the proposed
illuminated advertising displays will not cause discomfort to an approaching driver or create difficulty in

the driver’s perception of the road or persons or objects on the road.

6.17 Traffic and Parking

The application has been assessed against the relevant Transportation and Access provisions of the
Development Plan. These provisions primarily relate to the provision and design of parking spaces, traffic
circulation, together with the impact of the proposed development on the surrounding road network. Each of

these matters are addressed below.

6.17.1 Parking Demand and Supply

The proposed development will deliver 416 onsite parking spaces to be provided in stages commensurate with
the construction of each building. Table 6.4 provides a breakdown of the number of parking spaces supplied for

each stage:
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Table 6.4 Staged parking supply summary

Stage Neo of Parking Spaces Mo of Parking Spaces Total No of Parking
Underground At-Grade Spaces
Retirement Village Parking
Stage 1 71 10 81
Stage 2 59 - 59
Stage 3 57 - 57
Stage 4 46 - 46
Stage 5 &1 - &1
Stage 7 51 - 51
RACF Parking
Stage & 50 11 &1

Source: GTA Traffic Impact Assessment

Policy Area PDC 47 prescribes the following parking rates for both residential and non-residential development:
PDC 47 Vehicle parking should be provided at the following rates:

(a) for residential development, 0.75 car parking spaces per dwelling

(d) all other non-residential uses, 3 car parking spaces per 100 square metres of
gross leasable floor area at ground floor level and 1.5 car parking spaces per 100

square metres of gross leasable floor area above ground floor level.

Policy Area PDC 48 also suggests that a lesser parking rate may be applied to a development in prescribed
circumstances including (amongst other things) where the development is adjacent to a designated pedestrian
and/or cycling path, or the proposed development is located in close walking distance to readily accessible and
high frequency public transport. The development site is adjacent the Outer Harbor Greenway and is also
located within 400 metres of the Woodville railway station, which provides high frequency rail services.

Accordingly, the site is also situated within a ‘Designated Area’.

Although the parking rate requirements prescribed by PDC 47 and 48 are relevant to the proposed
development, the more specific parking rates for selected land uses set in Table ChSt/2 and Table ChSt/2A have
also been considered by GTA to accurately identify the likely parking demand for the non-residential
components of the development (i.e. the Nursing Home and ancillary community facility and Aveo
administration area). The Development Plan parking rates considered by GTA in the assessment of the

development are outlined below in Table 6.5.
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Table 6.5 Development Plan parking rate requirements

Use Parking Rate Development Plan Source
Independent Living Units 0.75 spaces per ILU Precinct PDC 47
Supported accommodation 1 space for every 3 rooms Table ChSt/2: Off Street Vehicle Parking Requirements
(RACF)
Non-residential Minimum — 3 spaces per 100 Table ChSt/2A: Off Street Vehicle Parking Requirements
development excluding square metres of gross leasable for Designated Areas
tourist accommodation floor area

(Aveo community facility
and administration area)

The empirical assessment performed by GTA has also considered the ILU parking rates set out in the RTA
document: Guide to Traffic Generating Developments. This document identifies a parking rate of two (2) spaces

per three (3) ILU’s, plus one (1) visitor space per five (5) ILU’s.

Applying the above-mentioned parking rates, Table 6.6 summarises the anticipated parking demand and supply

for each stage of development.

Table 6.6 Parking demand and supply summary

Completed P:::;:rg Fs:"‘:i: g | Development Empirical Parking Space sur'_bllus
Stage . Plan Assessment Assessment Development Empirical
Stage Completion Plan Assessment
Retirement Village Parking
Stage 1 81 49 55 3z 24
Stage 2 140 94 107 44 33
Stage 3 187 139 159 58 38
Stage 4 243 180 207 63 36
Stage 5 304 225 259 79 45
Stage 7 355 258 297 97 58
RACF Parking
Stage & &1 48 48 13 13

Source: GTA Traffic Impact Assessment

Table 6.6 illustrates that the development will satisfy the peak parking demands for each stage of development
and accordingly, GTA conclude that the “proposed development readily satisfies the parking assessment

requirements”.

Transportation and Access PDC 38 also requires development to provide a sufficient number of conveniently
located disabled parking spaces. The development will provide a total a total of six (6) disabled parking spaces,
which exceeds the minimum prescribed parking rate set in the National Construction Code 2016. The parking
spaces will also be conveniently located adjacent complementary facilities including lifts and gopher parking
spaces located within each basement carpark. The staged provision of disabled parking is summarised in

Table 6.7.
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Table 6.7 Staged provision of disabled parking

Completed Stage Parking Spaces |Accessible Parking | Accessible Parking Proposed
Provided Following Space Rate Spaces Required | Accessible Parking
Stage Completion (Accumulative) Spaces
(Accumulative)
Retirement Village Parking
Stage | 81 1 2
Stage 2 140 2 2
Stage 3 197 1 space for every 100 2 3
Stage 4 243 parking spaces 3 4
Stage 5 04 4 L]
Stage 7 355 4 5
Retirement Village Total 4 5
RACF Parking
Stage & 61 1 spcce_ for every 100 1 1
parking spaces
RACF Total 1 1

Source: GTA Traffic Impact Assessment
6.17.2 Parking Design

Policy Area PDC 49 suggests that development should be designed with basement, undercroft or multilevel
parking in lieu of at-grade parking. The development is highly aligned with this provision in that the majority of
carparking will be located at basement level. Concealing the parking spaces from public view will significantly

improve the appearance of the development when viewed from the public realm.

Transportation and Access PDC 34(e) and PDC 40 also require carparks to be designed in accordance with the

requirements of Australian Standard AS 2890 Parking Facilities.

The GTA report concludes that the parking layouts have generally been designed in accordance with Australian
Standard/New Zealand Standard for Off Street Parking (AS/NZS52890.1:2004 and AS/NZ52890.6:2009) in relation
to the dimension of parking bays and parking aisle widths, clearance distances from building columns, the
design of circulation aisles, head height clearance requirements, internal ramp gradients, vehicle sightlines and
the provision of blind aisle extensions. GTA note that minor amendments will need to be made to the design of
two parking spaces located within the basement carpark of Building 4. The design changes are required to
achieve strict compliance with the Australian Standards. Noting the surplus of parking available for the
development, it is appropriate for these minor amendments to be addressed during the detailed design phase

of the development.

Accordingly, we are of the opinion that the development will provide sufficient onsite parking to comfortably
satisfy the expected parking demand, and that the parking layout has been designed in accordance with the
relevant Australian Standards to accommodate safe and convenient vehicle movements for each development

stage.
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6.17.3 Bicycle Parking

Transportation and Access PDC 20 prescribes a bicycle parking rate of 3 spaces per 50 employees. The

Development Plan does not prescribe a bicycle parking rate for dwellings.

We understand that 52 employees will service the Nursing Home, and another eight (8) employees will manage
the operations of the Retirement Village. The development therefore attracts a parking rate of three (3) bicycle

spaces for the Nursing Home, and one (1) bicycle parking space for the Retirement Village.

Three (3) bicycle parking spaces will be provided adjacent the Nursing Home entry, and one (1) bicycle parking
spaces will be provided adjacent the entry to the Retirement Village. The supply of bicycle parking therefore

meets the prescribed rates set out in the Development Plan.

6.17.4 Other parking requirements

The parking layout also takes into consideration the unique needs of the elderly residents and the carpark has
generally been designed in accordance with the Development Plan provisions relating to Supported
Accommodation, Housing for Aged Persons and People with Disabilities. In accordance with Supported
Accommodation PDC 2(h) and PDC 5(d), each basement carpark will be provided with designated gopher

parking spaces, conveniently located adjacent lifts and disabled parking spaces.

6.17.5 Service Vehicle Movements

Transportation and Access PDC 14 requires development to be designed to accommodate on-site loading,
unloading and manoeuvring of all traffic likely to enter the development site.

Waste Collection

The development will be serviced by a number of vehicles for the collection of waste.

Waste will be collected from local bin storage rooms by small tug vehicles with attached bin trailers. Tug vehicle

swept turning paths for stages of construction are provided within the GTA Report.

It is noted that Buildings 1 to 3 will have dead-end aisles until extensions to the basement carparks are
constructed during future stages. In these instances, tug vehicles will be disconnected from the bin trailers,

individually turned around and reattached to complete the collection service.

It is envisaged that Retirement Village waste will be collected by Council’s waste contractor, whilst waste

generated by the operation of the Nursing Home is intended to be collected by a private waste contractor.

The bin presentation area will be constructed during Stage 1 and will be situated to the west of the Nursing
Home. The tug vehicle will transport bins via the connected basement carparks and bin lift to the presentation
area, which has been designed to accommodate the anticipated movements of a 10 metre long refuse vehicle

(being the largest refuse vehicle expected to access the site for the collection of waste). Swept turning paths for
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the temporary bin presentation area to service Stages 1 to 5, and the permanent bin presentation area

(installed during stage 6) are provided on pages 21 to 23 of the GTA report.

The Safe Intersection Sight Distance (SISD) analysis performed by GTA also confirms adequate sight lines of
motorists travelling along Cameo Street for service vehicles exiting the bin presentation area onto Actil Avenue

South.
Other Deliveries and Collections

The bin presentation area will also be used as a loading area for the collection and delivery of other items
including food/kitchen supplies, linen supplies and other miscellaneous supplies (i.e. stationary, medical supplies
etc.). GTA confirm that collections and deliveries will be made by vehicles not exceeding an 8.8 MRV. The
delivery/presentation area has been designed to accommodate 10 metre long vehicles movements, and will
therefore accommodate all anticipated delivery vehicle movements associated with the operation of the

Nursing Home.

All deliveries for the Retirement Village will be made by light vehicles via the at-grade carpark. This carpark has

been designed to accommodate these vehicle movements.

It is anticipated that the Retirement Village and Nursing Home will be serviced by 7.0 metre long mini buses for
the collection and transportation of residents. Residents will be collected from Port Cocheres located adjacent
the entries to Buildings 1 and 6. Swept turning paths for these vehicle movements are provided on Page 35 of

the GTA Report.
Emergency Service Vehicle

Supported Accommodation PDC 3(b) also requires Nursing Homes (supported development) to provide

convenient access for emergency service vehicles.

Fire truck swept turning paths prepared for the development are attached as Appendix 7 and demonstrate that
at-grade carpark and internal pathways connecting each building have been designed to accommodate fire

vehicle movements.

Further, GTA confirm that the Port Cocheres and at-grade carparks have been designed to accommodate
vehicle movements of a 7.3 metre Bariatric Ambulance. Swept turning paths for these vehicle movements are

provided on pages 36 and 37 of the GTA report.

6.17.6 Traffic Volumes and Distribution

Anticipated traffic volumes have been determined using the traffic generation rates found within the document:
Technical Direction 04a: Guide to Traffic Generating Developments — Updated Traffic Surveys, together with the

information contained within the GTA Generation Database.
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Estimates on the peak hour and daily traffic volumes to be generated by the development are summarised in

Tables 6.8, 6.9 and 6.10.

Table 6.8 AM Peak Hour Traffic Generation Estimates

Use Size Design Generation Rates | Traffic Generation Estimate
Housing for Seniors/ . . "
Independent Living Units 341 Units 0.21 trips per dwelling 72
Office 61 sgq.m 1.4 trips per 100 sq.m 1
Supported )
Accommodation 144 Beds 0.24 trips per bed a5
AM Peak Hour Total 108

Source: GTA Traffic Impact Assessment

Table 6.9 PM Peak Hour Traffic Generation Estimates

Use Size Design Generation Rates | Traffic Generation Estimate
Housing for Seniors/ . . )
Independent Living Units 341 Units 0.21 trips per dwelling 72
Office &1 sgq.m 1.2 trips per 100 sq.m |
Supported )
Accommodation 144 Beds 0.31 trips per bed 45
PM Feak Hour Total 118

Source: GTA Traffic Impact Assessment

Table 6.10 Daily Traffic Estimates

Use Size Design Generation Rates | Traffic Generation Estimate
Housing for Seniors/ . ) .
Independent Living Urifs 341 Units 2.1 trips per dwelling 716
Office &1 sg.m 11 trips per 100 sg.m 7
Supported .
Accommodation 144 Beds 1.97 trips per bed 284
Daily Total 1007

Source: GTA Traffic Impact Assessment

The above Figures indicate that the development will generate in the order of 108 AM and 118 PM peak hour

trips, together with 1,007 daily trips. The directional distribution of the traffic is predicted by GTA to be as

follows:

Road Network Distribution

e St Clair Avenue: 15%

e Woodville Road: 85%
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Site Access Distributions
e St Clair Avenue: 70%
e  Actil Avenue South: 30%

Figures 6.9, 6.10 and 6.11 illustrate the anticipated directional distribution of traffic assuming a 50:50 split in

incoming and outgoing traffic for each period.

Figure 6.9 AM Peak Hour Volumes and Distribution

SUBJECT SITE

Source: GTA Traffic Assessment
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Figure 6.10 PM Peak Hour Volumes and Distribution

SUBJECT SITE

Source: GTA Traffic Assessment

Figure 6.11 Daily Volumes and Distribution

SUBIECT SITE

Source: GTA Traffic Assessment
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The above diagrams indicate that the majority of traffic will enter and exit the site via St Clair Avenue (via
Woodville Road), and GTA conclude that the additional traffic to be generated by the development is not

expected to compromise the function or safety of the surrounding road network.

6.18 Stormwater Management

A concept Stormwater Management Plan and Siteworks plan has been prepared by Greenbhill and is attached to
this report as Appendix 9. An additional letter prepared by Greenhill dated 30 November 2018 is also attached
as Appendix 9.

Roof water and surface water collected from the site will discharge into a temporary detention basin for Stages
1to 5. The temporary basin will then be replaced by an underground detention tank which will be constructed

in Stage 6.

Importantly, the detention tank has been designed to satisfy the following Natural Resources and Hazards
provisions of the Development Plan which are intended mitigate peak flows, prevent flooding and manage the

rate and duration of stormwater discharge from the site:
General Section: Natural Resources

PDC8 Water discharged from a development site should:

(b) not exceed the rate of discharge from the site as it existed in pre-development

conditions (our emphasis)

PDC9 Development should include stormwater management systems to protect it from damage

during a minimum of a 1 in 100 year average return interval flood.

PDC 10 Development should have adequate provision to control any stormwater over-flow run-off
from the site and should be sited and designed to improve the quality of stormwater and

minimise pollutant transfer to receiving waters.

PDC 11 Development should include stormwater management systems to mitigate peak flows and
manage the rate and duration of stormwater discharges from the site to ensure the carrying

capacities of downstream systems are not overloaded.
General Section: Hazards
OBJ 10: Development that does not cause land, air or water contamination

PDC6: Development, including earthworks associated with development, should not do any of the

following:

(f) increase the risk of flooding of other land
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Greenhill confirm that stormwater currently collected from the site eventually discharges to the existing St Clair
Development wetland and detention basin situated to the north-west of the site. Greenhill also confirm that
the detention basin was designed and constructed to account for stormwater flows to be generated by the

proposed development site.

The detention system has also been designed in accordance with the Council conditions attached to the original
plan of division to create Lot 1000 and Lot 1001 (D.A 252/2895/15). Consistent with the requirements of
Natural Resources PDC 8, the conditions attached to the consent also require that post development
stormwater rates shall be managed for a minor storm event of 1 in 5 years, and a major storm event of 1 in 100

years:

“detention sizing has been undertaken based on limiting the minor 5-year ARI post development flows
in the underground system to the predevelopment 5-years AR, the combined underground pipe
network and the overland flow from the site during the 100-years ARI limited to the predevelopment

100-year ARL”

The detention system has therefore been designed in accordance with the requirements of Natural Resources
PDC 8 which requires that water discharged from the site should not “exceed the rate of discharge from the site

as it existed in pre-development conditions”.

Greenhill also conclude that the anticipated discharge rate generated by development during a major storm
event is estimated to be less than 0.23m?3/s. This flow rate is well below the capacity of the receiving drainage
network, which Greenhill estimate is capable of receiving in excess of 1m?3/s of water. With the detention tank
installed, the St Clair Development wetland is capable of accommodating post development flows. The
detention system therefore satisfies the requirements of Hazards PDC 6 as stormwater discharge rates will be

managed to address the risk of flooding to downstream properties.

The Development Plan also includes Water Sensitive Urban Design (WSUD) initiatives which are intended to
preserve water quality and minimise pollutant transfer to receiving waters. A Gross Pollutant Trap (GPT) will be

installed to treat water and meet the following Environment Protection Authority (EPA) targets:
e 90% reduction in litter/gross pollutants;
e  45% reduction in average annual total nitrogen;
e 60% reduction in average annual phosphorous;
e 80% reduction in average annual suspended solids.

With the GPT installed, the drainage system for the development will satisfy the following Natural Resource

provisions of the Development Plan relating to water quality:
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PDC8 Water discharged from a development site should:

(a) Be of a physical, chemical and biological condition equivalent or better than its

pre-developed state

PDC 12 Development should include stormwater management systems to minimise the discharge of
sediment, suspended solids, organic matter, litter and other contaminants to the stormwater

system.

The Stormwater Management Plan prepared by Greenhill demonstrates that the development has been

designed to satisfy the relevant Natural Resources and Hazards of the Development Plan.

6.19 Waste Management

A comprehensive Waste Management Plan has been prepared by Colby Industries, and is attached to this
Planning Statement as Appendix 10. The Waste Management Plan has been assessed against the following

provisions of the Development Plan:

General Section: Medium and High Rise Development (3 or more storeys)

PDC 13 The design of driveway crossovers, parking area, accessways and elements that interact with
the public realm should safely and efficiently accommodate the collection of waste and

recycling materials.

PDC 14 Development should provide a dedicated area for the on-site storage, collection and sorting of
recyclable materials and waste that is consistent with following:

(a) easily and safely accessible to the collection

(b) easily and safely accessible to residents and collection service providers
(c) well screened and secure to prevent vandalism and theft

(d) designed to reduce odour and discourage vermin

PDC15 Development with a gross floor area of 2000 square metres or more should provide for the

communal storage and management of waste
General Section: Residential Development

PDC 27 Site facilities for group dwellings, multiple dwellings and residential flat buildings should

include:
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(c) household waste and recyclable material storage areas of a size suitable for the
expected volume, located away from dwellings, screened from public view and in

an area easily accessible for waste collection.

The Waste Management Plan has been designed in accordance with the above-mentioned provisions relating to

waste storage and disposal, as summarised below:
e FEach building will have a dedicated waste storage room situated within the basement carpark (PDC 15);

e Each waste storage room has been appropriately designed to accommodate the anticipated nature and

volume of waste to be generated by development (PDC 27);

e Inaccordance with PDC 27, the following design and management practices will be implemented to

manage odour and vermin:

»  the bin storage areas will be negatively pressured and mechanically ventilated; and
»  building 7 will include a bin wash-down bay (and bin cleaning activities will be outsourced to

contractor until Building 7 has been constructed).

e  The transfer pathways from apartments and Nursing Home rooms to local waste storage areas, and
then to the bin presentation area have been designed in accordance with the document: South
Australian Practice Guide — Waste Management in Residential or Mixed Use Developments, and Colby
Industries have concluded that “based on the current plans, these requirements for transfer pathways

in the Development appear to be generally satisfied”;

e Inaccordance with PDC 14, the development will be provided with a communal bin presentation area
for all stages of development, which will be screened from the public realm by 1.8 metre high

colorbond fencing along the frontage to Actil Avenue South; and

e Each basement carpark and waste transfer pathway has been designed to accommodate tug vehicle

movements, and the transfer of waste from local bin storage rooms to the bin presentation area.

6.20 Infrastructure & Building Services

Infrastructure PDC 1 seeks to ensure that development is capable of being connected to all essential services

and infrastructure:

PDC1 Development should not occur without the provision of adequate utilities and services,

including:
(a) electricity supply
(b) water supply

(c) drainage and stormwater systems
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(d) waste disposal

(e) effluent disposal systems

(f) formed all-weather public roads

(g) telecommunications services

(h) social infrastructure, community services and facilities
(i) gas services.

A Site Infrastructure Report prepared by BESTEC is attached as Appendix 12. The report provides a summary of
the infrastructure and major plant arrangements for electrical, hydraulic and fire protection services for each

stage of development.

The Site Infrastructure Report confirms that the site is capable of being connected all essential services and

infrastructure, including sewer, water, electrical and communication services, and fire protections services.

6.21 Environment (Site Contamination)

The following Hazards provisions of the Development Plan seek to ensure that contaminated sites are

remediated to a standard capable of accommodating the intended use of land:

OBJ7  Protection of human health and the environment wherever site contamination has been

identified or suspected to have occurred.

OBJ8 Appropriate assessment and remediation of site contamination to ensure land is suitable for

the proposed use and provides a safe and healthy living and working environment.
PDC 10 Development that does not cause land, air or water contamination.

PDC 12 Development, including land division, should not occur on contaminated land or on potentially

contaminated land unless either of the following applies:

(a) remediation of the site is undertaken to a standard that makes it suitable

and safe for the proposed use;

(b) the site will be maintained in a condition, or the development will be

undertaken in a manner, that

(c) will not pose a threat to the health and safety of the environment or to

occupiers of the site or land in the locality.

The letter prepared by LBW Co. (LBW) (attached as Appendix 13) has been and outlines the environmental

remediation status of the subject site.
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LBW was commissioned by Aveo to undertake a site contamination assessment of Lot 1000 to identify the
nature and extent of site contamination, and to outline site remediation works which would need to be carried

out to the make the site suitable for its intended use as a Nursing Home and Retirement Village.

Although the site investigations have identified contaminated soil, the letter prepared LBW states that the site
can be remediated to a standard suitable for its intended sensitive use as a Nursing Home and Retirement
Village:
“Remediation works will include the excavation and removal of all fill from the site, followed by a
validation assessment to confirm successful remediation. The remediation works will be subject to a

new SCAR to be prepared by Mr Graeme Miller of Senversa Ptd Ltd, acting for Renewal SA.”

LBW also note that the remediation process is a relatively simple process and can be addressed via

appropriately worded condition(s) attached to the Planning Consent:

“The new SCAR has been commissioned, so the planning approval authority can have confidence that
the site will be made suitable for the intended use and verified via the new SCAR prior to Development

Approval”

It is LBWco’s opinion that the remediation and validation of the site is a straight forward matter and
accordingly, the planning consent should be granted with a simple condition that requires the SCAR to

be completed and submitted to the authority prior to the granting of development approval.”

In light of the above findings and recommendations, it is appropriate for the planning authority to apply an
appropriately worded condition of approval that a Site Contamination Audit Report (SCAR) be prepared prior to

Development Approval being issued.
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7. Conclusion

This development application seeks approval for a staged Aged Care and Retirement Living development in the
form of a Nursing Home comprising 144 beds, a Residential Flat Building comprising 341 Independent Living
Units, associated administration and community facilities, advertising, carparking, a resident swimming pool,
landscaping, fencing and associated earthworks as well as the removal of four (4) Regulated Trees (including

one [1] Significant Tree), on land located at Lot 1000, Woodville Road, St Clair.

Following an inspection of the subject site and locality, a review of the proposed plans and associated
documentation accompanying the application and a detailed assessment of the proposed development against
the relevant provisions of the Charles Sturt Council Development Plan, we have formed the opinion that the
proposed development represents appropriate and orderly development that deserves favourable

consideration for approval given:

e The proposed development seeks to establish an integrated retirement living and aged care facility
which is highly aligned with the Railway Station Precinct where a Nursing Home and Retirement Village

are envisaged forms of the development;

e The development will provide a minimum of 15% affordable housing in accordance with the relevant

Policy Area and Affordable Housing Overlay provisions;

e The development will include an ancillary community facility which will provide a range of
complementary services and facilities, consistent with Support Accommodation provisions of the

Development Plan;

e  The proposed building will be provided with dual orientation to internally address the Central Garden

and externally address the public realm to maximise opportunities for passive surveillance;

e Building setbacks generally accord with the relevant provisions of the Development Plan and generous
setbacks from Actil Avenue South will assist to minimise the visual impact of the development at the

interface with the adjacent Residential Zone;

e The height, scale and density of the development is highly aligned with the relevant provisions of the

Development Plan in that:

»  Buildings will transition from a maximum height of five (5) storeys within the ‘Core Area’ down
to three (3) storeys within the ‘Transition Area’; and

»  The development will achieve an approximate net density of 121 dwellings per hectare which
exceeds the minimum net densities prescribed by the Development Plan of 70 dwellings

within the ‘Core Area’ and 60 dwellings within the ‘Transition Area’;
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e The Nursing Home and Retirement Village buildings exhibit a high degree of architectural merit and

expression and in particular:

»  Each building will be constructed in a variety of durable building materials to achieve a high
degree of architectural merit;

»  Consistent with the Precinct provisions, the development features a contemporary design and
visual presence which has been achieved through a variety of vertical and horizontal building
elements;

»  All buildings have been orientated to address the public realm with large windows and
balconies to all elevations;

»  Variations in design and colours are proposed for each building to create a sense of identity;

e The development has been designed to adhere to Crime Prevention Through Environmental Design
(CPTED) principles with apartments and Nursing Home rooms designed to provide good passive
surveillance over the public realm and communal areas;

e Ahigh level of amenity will be provided for future residents with dwellings designed with good access
to day light, ventilation, outlook, useable private and communal open space and adequate storage;

e The development has been designed to achieve positive environmental outcomes particularly in
relation energy and water conservation, and all apartments have been designed to achieve individual
5 star energy efficiency ACCURATE ratings, and an average 6 star energy efficiency rating collectively;

e The proposed advertising signage is integrated with the design of the development, are relatively
modest and restrained in the context of the scale of the development and have been designed to
identify the site to passing traffic without adversely impacting on the amenity of the locality;

e Apartment balconies and windows and nursing home windows will not overlook the private open space
or living areas of existing adjoining residential properties;

e A combination of landscape screening, balcony screens and generous setbacks between apartments
will address unreasonable overlooking between apartments;

e Llandscaping throughout the communal open space area, at grade car park and around the perimeter
of the site will significantly enhance the amenity of the locality and provide functional and interesting
communal open spaces to support the sites use as a Nursing Home and Retirement Village;

e When considered on merit, the removal of four (4) Regulated Trees (including one [1]) Significant Tree

is appropriate given:

»  Three (3) of the trees (including the Significant Tree) are in poor health and have short useful
life expectancies;
» the development has been designed to retain and protect 21 Regulated Trees (including nine

[9] Significant Trees), and the proposed removal of four trees is appropriate when weighed
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against the Zone and Policy Area objectives and PDC’s to accommodate a reasonable medium
to high density development outcome consistent with objectives of the Development Plan;
the loss of amenity resulting from the removal of the trees will be replaced by the additional
landscaping proposed; and

Pursuant to Section 42 (4) of the Act, nine (9) replacement trees will be planted to the

reasonable satisfaction;

e The Traffic Impact Assessment undertaken by GTA consultants confirms that:

»

»

»

»

»

»

»

»

»

The proposed supply of 395 basement carparks together with 21 at-grade parking spaces will
satisfy the parking demand and also meet the minimum parking rate requirements stipulated
within the Development Plan;

The proposed parking layout is consistent with the dimensional requirements as set out in the
Australian/New Zealand Standards for Off Street Car Parking (AS/NZS2890.1:2004 and
AS/NZS2890.6:2009);

The provision of six (6) disable parking spaces exceeds the requirements for disabled parking
prescribed within the National Construction Code 2016;

The development will accommodate three (3) Nursing Home bicycle parking spaces and one
(1) Retirement Village parking spaces, which exceeds the bicycle parking rates prescribed
within the Development Plan;

The bin presentation area, loading area and all at-grade parking areas have been designed to
accommodate all service and delivery vehicle movements including a 10 metre long refuse
vehicle, community buses and light vehicles;

The at-grade carpark and Central Garden has been designed to accommodate emergency
service vehicle movements;

The basement carparks have been designed to accommodate tug vehicle movements for the
transfer of waste from local bin storage areas to the bin presentation area;

The volume and distributional direction of traffic to the be generated by the development can
be accommodated by the existing road network; and

Each stage of development has been designed to accommodate all anticipated vehicle

movements;

e  The Stormwater Management Plan prepared by Greenhill demonstrates that, subject to detailed

design, stormwater can be suitably managed onsite and that stormwater discharged from the site will

not exceed pre-development conditions in accordance the provisions of the Development Plan;

e Resonate have confirmed that the development has been designed to satisfy the requirements of the

of the Environment Protection (Noise) Policy 2007, and that the development is also capable of being

designed to satisfy the requirements of the Minister’s Specification SA 78B. Accordingly, the
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development will maintain an appropriate level of amenity for existing residents, and will also achieve
an appropriate level of amenity for future Aveo residents;

e A Waste Management Plan prepared by Colby Industries has demonstrated that there is adequate and
convenient provision for the suitable collection, storage, management and removal of waste from the
site;

e AService Infrastructure Report prepared by BESTEC demonstrates that the proposed development can
be economically and efficiently serviced with required power, sewer, potable water, gas and
communications infrastructure; and

e Subject to required soil removal and disposal, LBWco confirm that the site can be suitably managed

and remediated as necessary to ensure that it is suitable and safe for its intended use.

For the reasons outlined above, the proposed development is aligned with the relevant provisions of the Charles

Sturt Council Development Plan, and warrants Development Plan Consent.
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Appendix 2. Survey Plan
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Appendix 3. Architectural Plans, perspectives and deign statement
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Appendix 4. Landscape Master Plans
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Appendix 5. Tree Report
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Appendix 7.  Fire Truck Access/Egress Plans
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Appendix 8. Acoustic Report
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Appendix 9.  Stormwater Management Plan and Siteworks Plan

Greenhill
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Appendix 11. Signage Specifications
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Appendix 12. Site Infrastructure Report
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Appendix 13. Environmental Status Letter
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Design Statement

Project Aveo St Clair Date 13/12/2018

Prepared by Mario Dreosti Job No 2017045

The fundamental premise which underpins the proposed Aveo St Clair Integrated
Retirement Community is to provide a welcoming, safe and enabling community for older
people.

The development will be a community for older independent people in 341 apartments
with an associated residential aged care component of 144 places. The co-location of
care provides a potential whole of life continuum for residents.

The community centre at the heart of the project will offer a range of services and
facilities for residents and their family and friends. The community centre is considered
an extension of each residents apartment and designed to promote a range of social
interactions from village wide events to more personal family or friend gatherings.

In order to achieve this aspiration a number of design principles were established:

Connection with and access to the broader community
Provision of individual living units with high amenity and accessibility

e Provision of areas and opportunities for activities which foster a strong Aveo
community

e Consideration of real and perceived individual safety

¢ Ability for staged development over time

The urban planning and architectural response to these principles has led to outline
approaches to the design resolution.

Orientation and Aspect

Analysis of the views and access to sunlight from each quadrant of the site led to the
overall layout which places the higher scaled independent living apartments with views
over sporting grounds, common areas and the large internal gardens with the more
introspective and lower scaled residential aged care facility adjacent to residential
neighbors.

Buildings have been placed to provide an urban edge to street frontages and establishes
an orientation which has been proven through sun shade modelling to provide morning or
afternoon sun to the terrace or balcony of every single apartment during the day.
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Context and Scale

The overall project has been broken down into buildings which range from 3 to 5 storey’s
in scale and provide neighborhoods of 44 to 62 residents in each individual building. In
direct compliance with the development plan, the location of buildings with different height
profiles steps down towards the residential interface at Actil Avenue.

This approach of individual but connected buildings presents outwardly as a descaled
streetscape with variation and articulation and internally allows residents to generate
individual identities, entry points and sense of smaller neighborhoods within the larger
community.

Architectural Expression

The open space planning surrounding the buildings seeks to generate clear points of
access with individual building identities and common areas arranged and planned with
great access to natural sunlight throughout the year. Within the apartments, particular
attention has been paid to the usability and aspect of all habitable areas and to views
from balconies.

The undercroft car parking provides an undercover and secure environment for residents
and removes all resident vehicular traffic from the communal gardens within the site. In
addition, the undercroft provides a weather-protected link between all buildings to allow
residents safe access to the community centre on days of inclement weather. The
connection also assists with the management of waste. The level of the undercroft car
parking has been used to manage the interface at the public edges of the site so that
private terraces are elevated above the footpath and road level providing a balance
between activation and oversight and a sense of personal privacy and security. Within the
development the garden levels are matched with ground floor of the buildings for easy
access.

With the intention to create a community, the gardens have been designed as a series of
spaces with identities for different uses and the whole of the space is centered around the
community centre and pool area as a focal point of activity.

All the buildings share a common design language which is residential in detailing and
timeless in materiality. There is variation between each separate structure with particular
emphasis on identifiable and unique entry points so that the whole development will
present as a community but with articulation and individual identity.

The use of podium and horizontal banding techniques assists with breaking the vertical
scale of the larger buildings and the different aspects for each set of apartments has
informed the solid to void ratios in the facade which assists with changes in character.

The overall development will present as a respectful addition to the existing context which
meets development plan aspirations to increase scale and density. It will activate the
public realm through residential presence and also a legible community entry point and
provides residents a strong community identity with a range of outdoor spaces that cover
the spectrum from public to semi private to fully private spaces.
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MATERIALS AND FINISHES PALETTE

Building 2 - Reference Elevation

Brick snap faced precast concrete panels
Colour: Warm light grey

Form liner patterned precast concrete panels
Colour: Warm light grey concrete stain to match brick snap

Feature screen blades
Colour: Champangne tone anodised aluminium

@ Aluminium framed windows (openable) and sliding doors

Frame colour: Charcoal / Natural anodised

Precast concrete
Finished: Warm mid grey concrete stain

Precast concrete balustrade
Colour: Warm light grey concrete stain to match brick snap

(7) Courtyard privacy screen

Colour: Charcoal tone anodised aluminium

Precast concrete garden wall / planter

Colour: Ochre
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Building 2 - Reference Elevation

Brick snap faced precast concrete panels
Colour: Warm light grey

Form liner patterned precast concrete panels
Colour: Warm light grey concrete stain to match brick snap

Feature frame - precast concrete
Colour: White

Aluminium framed windows (openable) and sliding doors
Frame colour: Charcoal / Natural anodised

Precast concrete
Finished: Warm mid grey concrete stain

Metal balustrade
Colour: Champangne tone anodised aluminium

@ Courtyard privacy screen
Colour: Champangne tone anodised aluminium

Precast concrete garden wall / planter
Colour: Ochre
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MATERIALS AND FINISHES PALETTE

Building 3 - Reference Elevation

Brick snap faced precast concrete panels
Colour: Warm mid grey

Form liner patterned precast concrete panels
Colour: Warm mid grey concrete stain to match brick snap

Feature frame - precast concrete
Colour: White

Aluminium framed windows (openable) and sliding doors
Frame colour: Natural anodised

Precast concrete
Finished: Warm light grey concrete stain

Metal balustrade
Colour: Champangne tone anodised aluminium

@ Courtyard privacy screen

Colour: Champangne tone anodised aluminium

Precast concrete garden wall / planter

Colour; Ochre
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Building 4 - Reference Elevation
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Brick snap faced precast concrete panels
Colour: Warm light grey

Form liner patterned precast concrete panels
Colour: Warm light grey concrete stain to match brick snap

Feature frame - precast concrete
Colour: White

Aluminium framed windows (openable) and sliding doors
Frame colour: Charcoal / Natural anodised

Precast concrete
Finished: Warm mid grey concrete stain

Metal balustrade
Colour: Champangne tone anodised aluminium

@ Courtyard privacy screen

Colour; Charcoal tone anodised aluminium

Precast concrete garden wall / planter

Colour: Ochre
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Building 5 - Reference Elevation

Brick snap faced precast concrete panels
Colour: Warm mid grey

Form liner patterned precast concrete panels
Colour: Warm mid grey concrete stain to match brick snap

Feature frame - precast concrete
Colour: White

Aluminium framed windows (openable) and sliding doors
Frame colour: Natural anodised

Precast concrete
Finished: Warm light grey concrete stain

Metal balustrade
Colour: Champangne tone anodised aluminium

@ Courtyard privacy screen
Colour: Champagne tone anodised aluminium

Precast concrete garden wall / planter
Colour: Ochre
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Building 7 - Reference Elevation

Brick snap faced precast concrete panels
Colour: Warm light grey

Form liner patterned precast concrete panels
Colour: Warm light grey concrete stain to match brick snap

Feature frame - precast concrete
Colour: White

Aluminium framed windows (openable) and sliding doors
Frame colour: Charcoal / Natural anodised

Precast concrete
Finished: Warm mid grey concrete stain

Metal balustrade
Colour: Champangne tone anodised aluminium

@ Courtyard privacy screen or Plant screen 1.8m high
Colour: Champangne tone anodised aluminium

Precast concrete garden wall / planter
Colour: Ochre
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Brick snap faced precast concrete panels
Colour: Indicative range as pictured
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Form liner patterned precast concrete panels

Colour: Concrete stain to match brick snap

Feature frame - precast concrete Precast concrete AIumlnlum framed windows (openable) and sliding doors
Colour: White Colour: Indicative range as pictured Frame colour: Natural anodised / Charcoal anodised

Metal balustrade

CoIour Champangne tone anodised aluminium
@ Courtyard privacy screen or Plant screen 1.8m high
Colour: Champangne tone anodised aluminium

Precast concrete garden wall / planter Louvre to undercroft carpark
Colour: Ochre Colour: Charcoal
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(1) TYPE 1: Entry feature signage to base of Porte Cochre
Refer to Signage package for details

(2) TYPE 2 EXAMPLE: Corner feature wall
Refer to Signage package for details

(3) TYPE 3 EXAMPLE: Flag poles 5m total height at approx. 10m centres

Flag size 2m high x 0.75m wide
Refer to Signage package for details

(4) TYPE 4 EXAMPLE: lluminated ‘AVEQ'’ Signage
On walls of buildings (not roof). Refer to Signage package for details.

(5) TYPE 5 EXAMPLE: Double sided pylon sign
Refer to Signage package for details

(6) TYPE 6 EXAMPLE: Marketing banner signage
Refer to Signage package for details

SIGNAGE LOCATION PLAN

®® 0 0 ® ® ® 6 ® o ® ® ©® 60 0 0 G
STREETSCAPE ELEVATION - ST CLAIR AVENUE
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OVERALL BUILDING (L2)
FOOTPRINT AREA SCHEDULE
LEVEL 2 2083m?
- TOTAL
BEDS 36
BEDS to m? 57.86m?
OUTDOOR 100m?
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FOR IN AREA TOTALS
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