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AGENDA ITEM:

6.1

To:

Council Assessment Panel (CAP) on 12 October 2020

From:

Scott McLuskey, Manager Development Services

Proposal:

Demolition of existing Dwelling and associated Outbuildings,
Construction of Two Storey Childcare Centre with associated
Carpark, Fencing and Landscaping, and Removal of a Regulated
Tree (DA 050/572/2019)

Address:

22 Prospect Road, Fitzroy (CT 5892/37)

Applicant:

Leyton Property

Owner:

Goodstart Early Learning Pty Ltd

Planning Authority:

Council

Mandatory Referrals:

Department of Planning, Transport and Infrastructure

Independent Advice:

Design Review
Independent Consulting Arborist

Internal Advice:

Infrastructure and Environment Department

Public Notification:

Category 3

Representation(s):

James Levinson on behalf of Mr and Mrs Musolino (To be heard)
CR and LM Humphreys (To be heard)
David Hamilton (To be heard)
Alison O’Loughlin
Max and Rosemary Pahl
Yanoula Pisaniello
Caroline Walker-Grime and John Grime
Margaret King
Peter and Tina Kelly
Masoud and Joanne Mahmood
Blackfriars Priory School
Tony Roth
Vicki Shearer
Philip Ryan and Marilyn Russell
Richard Fogarty

Submission(s):

Elizabeth Crisp

Respondent:

Rebecca Thomas

Development Plan Version: Consolidated 13 February 2018
Zone and Policy Area:

Residential Zone (A560 Policy Area)

Key Considerations:

Land Use, Design and Appearance, Landscaping, Fencing,
Setbacks, Car parking

Recommendation:

Refusal
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ATTACHMENTS:
Attachment 1
Attachments 2-3
Attachments 4-5
Attachments 6-19
Attachments 20-21
Attachments 22-47
Attachments 48-50
Attachments 51-90
Attachments 91-99
Attachments 100-141
Attachments 142-283

Development Application Form
Certificate of Title
Locality Maps
Amended Proposal Plans
Design Review Comments
Arborist Report
DPTI Referral Comments
Statements of Representation
Submission
Applicant’s Response to Representations
Superseded Proposal Plans and Supporting Submission

1.

EXECUTIVE SUMMARY

1.1

The proposal is for the demolition of an existing dwelling and associated outbuildings, and
the construction of a two storey childcare centre with associated carparking, fencing and
landscaping, as well as the removal of a regulated tree. The development is proposed to
be located on one allotment within the A560 Policy Area of the residential zone, located
at the intersection of Methuen Street and Prospect Road.

1.2

Public notification was undertaken as the proposal is a Category Three form of
development, with 16 representations and submissions received in relation to the
proposal. 15 of these were opposed to or concerned with the proposal, and one
representation was neither for nor against the proposal. Key themes emerging from the
representors comments related to impacts of the proposed development on: the
residential amenity of the locality, traffic and parking within the locality, and on adjoining
properties through large acoustic fence structures.

1.3

Concerns were also highlighted with respect to the scale of the centre, the configuration
of activities within the site, and the limited landscaping provided. The applicant provided a
response to these concerns, including amended plans which reduced the apparent height
of the western fence by angling a portion of the fence away from the shared boundary.

1.4

The proposal was referred to the Department of Planning, Transport and Infrastructure
(DPTI) due to potential road widening activities associated with the subject land, as well
as in relation to the proximity of the car park access point to Prospect Road. The DPTI
indicated that it supported the proposed development. An independent arborist was
engaged to review the proposed regulated tree removal, as well as the proposed
techniques to ensure protection of an adjoining regulated tree. The arborist indicated that
the tree proposed to be removed is structurally unsound and thus should be removed, and
that the proposed techniques would be expected to protect the adjoining regulated tree.

1.5

While the proposal is not residential in nature, it is noted that the Residential Zone supports
certain non-residential land uses, including schools, provided that potential amenity
impacts that may be caused to the locality are appropriately mitigated. The assessment
has identified that a number of impacts, principally associated with the design and
configuration of the proposal, would be experienced if the development were to occur. The
number of places sought within the centre emerged as a key reason that design
improvements could not be achieved, indicating that the intensity of the proposed land use
was beyond the carrying capacity of the subject land.

1.6

Overall the proposal is not considered to merit the grant of development plan consent.
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2.

LOCALITY AND SUBJECT LAND

2.1

Locality
2.1.1 The locality is generally residential in nature, primarily comprised of large detached
dwellings on large allotments. The locality is however influenced by a substantial
educational establishment site on the eastern side of Prospect Road, which
includes childcare, primary and secondary school activities. A small personal
services establishment is also located within the locality on the eastern side of
Prospect Road.
2.1.2 The frequency of non-residential uses increases to the north of (and beyond) the
locality surrounding the subject land, with the site being located within the portion
of the Prospect Road streetscape south of Te Anau and Audley Avenues that is
characterised by original detached dwellings. It is with this differing locality
character in mind that this portion of Prospect Road (south of Te Anau and Audley
Avenues) is the only portion of Prospect Road that is within the Residential, rather
than the Urban Corridor, Zone.
2.1.3 Dwellings within the locality vary in height and intensity, including very low density
dwellings at 16 and 24 Prospect Road, low density dwellings within Methuen and
Highbury Streets (as well as generally along Prospect Road), and medium density
dwelling developments at 10 and 26 Prospect Road.
2.1.4 Within the Prospect Road streetscape, single and two storey dwellings are typically
setback from Prospect Road behind mature, medium height landscaping. Limited
public realm plantings are present within this locality. Front setbacks within the
locality vary significantly, however the adjoining heritage listed buildings at 22 and
26 Prospect Road are setback 14m and 15m respectively from the front property
boundary.
2.1.5 Within the Methuen Street streetscape, dwellings are typically set close to the street
and separated from Methuen Street by low (1m in height) or open fencing and
mature but low-lying landscaping. This private realm landscaping is supported by
frequent public realm landscaping, which is comprised of repeated mature or semimature medium height tree plantings. Front setbacks typically vary between 3m
and 6m.
2.1.6 The broader locality and location of the subject land within the relevant Zone and
Policy Area as described in Council’s Development Plan, is described in
Attachment 4.

2.2

Subject Land
2.2.1 The subject land is located on the south-western corner of Methuen Street and
Prospect Road. The land comprises one allotment with a total area of 1,977m² with
approximate frontages of 34m to Prospect Road and 57m to Methuen Street.
2.2.2 Council staff note that this description of the land excludes the road related area
described as ‘A’ on the relevant Certificate of Title, which was established many
decades ago as a private road but has since been used and maintained by Council
as a public road.
2.2.3 Existing site characteristics comprise a detached dwelling and two detached
outbuildings, each of which are intended to be demolished as part of the proposal.
The subject land slopes from east to west, with a maximum difference in natural
ground level of approximately in 1m.
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2.2.4 A regulated tree is located adjacent to the northern-eastern boundary of the subject
land (the intersection of Prospect Road and Methuen Street), while two are located
on the adjoining southern property adjacent the shared property boundary.
2.2.5 The subject land is illustrated on Attachment 5.
2.3

PROPOSAL
2.3.1 The proposal is for the demolition of all existing buildings on the subject land, and
for the construction of a two storey childcare centre with associated car parking,
fencing and landscaping. A regulated tree would also be removed as part of the
proposal.
2.3.2 The proposed childcare centre is intended to accommodate 89 children and
operate between the hours of 6:30am and 6:30pm, Monday to Friday.
2.3.3 The proposal plans are attached (refer Attachments 6-19), along with supporting
information from the applicant including planning (refer Attachments 142-185),
arboricultural (refer Attachments 192-228), acoustic (refer Attachments 243255), and traffic reports (refer Attachments 257-274).

3.

REFERRALS

3.1

Internal (Advisory) Referrals
3.1.1 The relationship between a substantial non-residential building and its surrounding
residential locality are of fundamental importance to the assessment of this
proposal. To assist in assessing the design aspects of this built form relationship,
the proposal was referred to Ms Jenny Newman (an independent consulting
architect) for informal design review.
3.1.2 Briefly, the review (refer Attachments 20-21) identified the following:
 The proposal is generally supported from a design perspective; with the form,
vertical scale, architectural expression, materials, siting, and verandahs of the
building supported as responding appropriately to the context surrounding the
site,
 The extensive solid fence to Methuen Street was not considered to respond well
to the characteristic visual permeability elsewhere within the street. It was
recommended that the fence be manipulated such that it include permeable and
impermeable components, as well as landscaping on the street side of solid
components of the fence.
3.1.3 In response, amended plans were provided by the applicant altering the materiality
of the solid fence facing Methuen Street. The altered fence would include brick
columns, as well as the brick plinth, with colorbond infill panels. Council staff note
that this would not affect the permeability of the fence, and note that the
landscaping plan was not amended as part of the response.
3.1.4 The proposed regulated tree removal was referred to an independent consulting
arborist, for advice as to the health, life expectancy and risks associated with the
tree, as well as to provide commentary regarding its contribution to the amenity of
the locality. This report, prepared by Mr Sam Cassar of Symatree Pty Ltd, is
attached (refer Attachments 22-47).
3.1.5 Briefly, Mr Cassar noted that:
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 The subject carob tree is structurally unstable, with observed defects indicating
that branch or main leader failure is highly likely,
 There are no pruning options available to reduce the risk of failure given the
nature of the tree’s canopy, and
 For these reasons the removal of the regulated tree is supported.
3.1.6 The proposal was referred to Council’s Traffic Engineer due to the proposed
creation of a new access crossover in proximity to the Methuen Street / Prospect
Road intersection. Council’s Traffic Engineer provided the following comments:
 The layout of the carpark should be altered such that staff carparks are located
closer to the driveway and visitor spaces located further into the carpark, so as
to minimise the risk of conflicts at the site entry point.
3.1.7 In response, amended plans were provided by the applicant altering the carpark
layout in line with the comments of Council’s Technical Officer.
3.1.8 Advice was also sought from Council’s landscape architect in relation to the likely
viability of the planting schedule given the limited area set aside for landscaping.
Council’s landscape architect indicated that the planting schedule would likely be
viable if reasonably high levels of irrigation and maintenance are undertaken,
noting that the species selections are generally tolerant of limited soil volume.
3.2

External (Legislated) Referrals
3.2.1 The proposal was referred to the Department for Planning, Transport and
Infrastructure as required by Schedule 8 of the Development Regulations 2008.
Their response is attached (Attachments 48-50).
3.2.2 The DPTI have indicated that they support the proposal subject to the imposition
of several recommended conditions. Council staff note that DPTI particularly
commented on the appropriateness of the car park crossover location, and the
additional peak hour traffic volumes associated with the proposal.
3.2.3 No other consultation with agencies was required,

4.

PUBLIC NOTIFICATION

4.1

The application is a Category 3 form of development pursuant to Section 38 of the
Development Act 1993, Schedule 9 of the Development Regulations 2008 and the
relevant provisions of Council’s Development Plan, as it involves a use of land not
assigned to Category 1 or 2.

4.2

The public notification period ended with 14 representations and one submission received
against the proposal, and one representation that was neither for nor against the proposal.
Three of the representors have stated they wish to be heard by the Panel in support of
their representation.

4.3

The representors raised the following concerns (refer Attachments 51-99):


The proposed land use would negatively affect the residential amenity and
suburban feel to the first third of Prospect Road;



The placement of the carpark at the front of the property does not complement the
existing amenity of the locality;



The close proximity of the car park access to Prospect Road would create traffic
hazards on Methuen Street and Prospect Road;
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4.4



The development may increase the likelihood of cars parking within Methuen
Street and commuting to the CBD via alternative transport modes, noting that
students of the nearby school frequently park within Methuen Street;



The location of the car park access on Methuen Street would increase traffic
congestion within peak morning and afternoon periods, during which congestion
currently occurs due to the nearby school;



Methuen Street is a narrow street with a low capacity to carry increased congestion
associated with the proposed development;



The traffic and parking report accompanying the application appears to understate
the number of vehicle trips during morning and afternoon peak periods;



The application identifies that 19 staff would be working in the centre, with only 7
staff car parking spaces identified within the car park. If the remaining 12 staff are
required to park on-street within the locality this will unreasonably impact the
amenity of the locality;



The removal of the regulated tree would be a significant loss to the amenity of the
streetscape;



Two adjacent regulated trees are likely to be impacted or require removal as a
result of the proposed car park;



The development would lead to unreasonable wear and tear of street infrastructure
that has not been designed for greater usage than local traffic;



The proposal is a commercial venture that is not in keeping with the guidelines of
the Residential Zone A560 Policy Area;



The placement of the outdoor play areas to the rear of the property, and the
acoustic fencing proposed to minimise noise impacts from those play areas, would
give rise to amenity impacts to adjoining dwellings and private open space areas;



Provision should be made to safely remove the protected possums which are
currently living at 22 Prospect Road before the demolition occurs;



The scale of the child care facility, at 89 places, is beyond what could reasonably
be considered as serving only a local function;



The report provided by the planning consultant identifies that more than 1000 child
care centre places are currently available within the City of Prospect, with another
400 places identified in close proximity to the boundary of the area. In this context,
there is no demonstrable need for an additional child care centre development;



The proposed site coverage exceeds the maximum anticipated by the relevant
Development Plan provisions, and is considerably higher than the site coverage of
the adjoining two storey dwellings facing Prospect Road;



The limited landscaping within the car parking area is insufficient to screen, shade
and enhance residential amenity; and



The placement of the waste storage area adjacent to Prospect Road is
unreasonably obtrusive, and will have an impact upon the visual amenity of the
residential locality.

The representation was forwarded to the applicant for consideration. The applicant
provided a response (refer Attachments 100-141) which outlines the following:


The Residential Zone specifically anticipates the development of non-residential
land uses including child care facilities;



The provision of child care services are extremely common in residential areas,
and the proposed capacity of 89 children is a relatively standard sizes centre that
is just below the median number of places for day long childcare in South Australia;
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Suggestions that car parking and landscaping areas could be reconfigured have
been considered, but are not considered to be feasible for operational, vehicle
access and amenity reasons;



The proposal adopts the same car parking rate applied to child care centres
throughout the state;



The width of Methuen Street is wider than current local road design standards;



The capacity of Methuen Street as a local road is in the order of 1,500-2,000
vehicles a day, whereas this road currently accommodates approximately 800
vehicles per day;



DPTI have considered that the access/egress arrangements are appropriate,
including the distance between the crossover and intersection;



Access via Prospect Road was explored but was not considered feasible as there
is no location along the Prospect Road frontage that would comply with the access
restriction requirements of the relevant Australian Standards;



The traffic generation analysis has been undertaken by Cirqa Traffic Engineers,
who are qualified and extensively experienced in child care centre facilities;



An acoustic report has been provided recommending a number of measures to
minimise noise impacts to an appropriate standard, with all recommendations
proposed to be adopted;



The western boundary fence has been adjusted, such that the vertical height of
the fence on the boundary would be 1.8m in height (with the remaining 0.9m angled
in towards the child care centre development);



The proposal results in the retention of some established onsite trees, incorporates
landscaping forward of the building, and adopts all recommendations of a suitably
qualified arborist to ensure maintenance of two adjoining regulated trees;



The regulated tree proposed for removal has been identified as being of poor
quality and having surpassed its useful life expectancy, and as such its removal is
considered to be reasonable;



Waste collection would occur by a private contractor, and would occur between
6:30pm-7pm on Monday to Friday or on Saturdays between 7am-7pm, so as to be
in accordance with the acoustic report and EPA noise guidelines; and



Waste would be stored within a screened location that is considered to be
appropriate.

5.

PLANNING COMMENTARY

5.1

The application involves building work and a change in land use, therefore an application
to Council is required. The proposal is neither a complying nor a non-complying
development with reference to Principle of Development Control 13 of the Residential
Zone and is therefore to be considered on its merits against the relevant provisions of
Council’s Development Plan.

5.2

Pursuant to Section 35(2) of the Development Act 1993, a development that is assessed
by the Council as being seriously at variance with the Development Plan must not be
granted consent. To this end, the Panel must determine whether the proposal is seriously
at variance with the Development Plan prior to making a decision on the application.
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6.

PLANNING ASSESSMENT

6.1

Land Use
6.1.1 The land is located in the Residential Zone, where it is anticipated that development
will comprise a range of housing types and styles, as well as non-residential
developments of a local community nature, to meet the diversity of needs of a
growing population. Appropriate non-residential uses within the Residential Zone
include small shops, health and welfare services, child care facilities, primary and
secondary schools, recreation and open space facilities of a local area nature and
scale (Residential Zone PDCs 2 and 5).
6.1.2 It is noted that the appropriateness of non-residential uses within the Residential
Zone is contingent upon the appropriate mitigation of potential impacts to the
amenity of the locality, including by way of emissions, traffic generation and other
impacts (Residential Zone PDC 5).
6.1.3 The proposal would establish a child care centre use of the land, which is an
anticipated type of land use within the zone. The applicant has indicated that it will
seek a license for 89 children to be cared for within the centre.
6.1.4 To better understand the scale of this use, in the context of the relevant policies
seeking non-residential uses of a local area scale, comparisons have been drawn
from the State Register for approved education and child care services. The
number of approved places within facilities operated by two well-known providers
of a similar type to that proposed are provided below:
Provider
A
B

Average
107
79

Maximum
150
120

Minimum
75
37

Table describing number of approved places per child care centre. A total of 59 centres
were operated within South Australia by the two providers at the time of data collection.

6.1.5 Council staff observe that the proposed number of places is comparable to a
number of recently constructed childcare centres in Urban Corridor and Centre
Zones within City of Prospect, as well as being comparable to a number of older
centres located on larger sites within the Residential Zone.
6.1.6 While the land use is broadly appropriate within the zone, further assessment is
undertaken later in this report regarding the scale of the use relative to its site and
the potential impacts of this scale to the amenity of the locality.
6.2

Design and Appearance
6.2.1 Within the Residential Zone, it is anticipated that development of a non-residential
nature will be of a scale, bulk and design that is sensitive to the character of the
surrounding residential environment (Residential Zone PDC 6). Within the A560
Policy Area the desired character of new development is one that complements the
predominant established character of buildings around the subject site through
achieving; a vertical scale and proportions, the use and combination of façade
materials, the use of roof forms and architectural features and the use of open style
fencing and landscaping that is consistent with adjoining buildings and properties
(A560 Desired Character Statement).
6.2.2 Reflective of the above, the desired character statement relating to the A560 Policy
Area anticipates that limited redevelopment will occur within this policy area. Where
redevelopment does occur, it is desired to comprise additions/alterations to the rear
of existing buildings only so as to preserve the contribution of existing dwelling
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facades and landscaped front yards to the character of the surrounding
streetscape(s) and locality. The retention of existing mature vegetation in the
private realm is highlighted as being of particular importance within this policy area.
The language used in this portion of the A560 Desired Character Statement is
unique within City of Prospect’s Residential Zone, which articulates a clearly
different vision for new developments when compared to the remaining three policy
areas within the Residential Zone.
6.2.3 As identified in paragraph 2.1.2 of this report, the southern portion of Prospect
Road within which the subject land is located is the only portion of Prospect Road
within the City of Prospect that is not zoned Urban Corridor. As is evident from the
desired character statement described above, the authors of the Development Plan
clearly intended that while many of the existing buildings along Prospect Road
would be replaced with mixed use developments including commercial, retail and
high density residential outcomes, this southern portion of Prospect Road would
remain largely unchanged and comprised of very low density residential dwellings
with a late 19th and early 20th century (albeit not heritage) character. The frequency
of heritage listed, very low density dwellings within the locality surrounding the
subject land reinforces that intended outcome.
6.2.4 The proposed demolition of the existing bungalow is an element of the proposal
that is exempt from planning assessment (i.e. it is not assessed against the
Development Plan, or undergoes any statutory development plan consent process
as an individual element). The replacement building has been reviewed by
Council’s independent consulting architect, and is considered to achieve a
complementary relationship to surrounding buildings through its overall horizontal
proportionality, built form, use of roof pitches and features, well-concealed second
level, material and colour selections, and the inclusion of prominent verandahs.
6.2.5 Against this however, the existing front yard of the subject land would be entirely
replaced by car parking associated with the proposed use (with the exception of a
600mm wide landscaping strip adjacent the Prospect Road boundary of the site).
All existing vegetation within this area would be removed, with intended
replacement plantings to comprise ground covers, low height trees and medium
height trees.
6.2.6 Resultant from the above, the proposal will present to Prospect Road as an
evidently non-residential development. While there is one other retail development
within the locality that is evident from Prospect Road, this feature of the proposal
is at odds with the landscaped, residential character of the Prospect Road
streetscape (as identified in paragraphs 2.1.1-2.1.5 of this report).
6.2.7 To the extent that the relevant desired character statement anticipates that minimal
change would occur in relation to the contribution of each property to its
streetscape, the proposal represents a substantial change to the appearance of
the property from Prospect Road, diminishing the residential character of this
locality.
6.2.8 Given the placement of the building, play areas and car parking, the portion of the
site most capable of relating well to its context is the Methuen Street frontage of
the subject land (given its enhanced capacity for fencing and landscaping
outcomes complementary to the Methuen Street streetscape as described in
paragraph 2.1.5 of this report). No landscaping is proposed adjacent to the
Methuen Street property boundary of the subject land, while a solid fence
exceeding 2.3m in height is proposed to be constructed along this boundary (from
the rear property boundary to the front building line of the proposed building).
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6.2.9 It is understood that changes were not made to these elements of the proposal
following feedback from Council staff as a result of the applicants seeking to
achieve the car parking requirements desired by Council’s Development Plan, as
well as the outdoor play areas required by the Department of Education to achieve
a licence to operate with the desired number of places. It is noted that if a reduced
number of places were sought as part of the licence, a lesser number of car parking
spaces and lesser area of outdoor play would be required.
6.2.10 Council staff consider that the scale of the proposed use (i.e. the number of
proposed places) results in an overall design outcome that will respond poorly to
the streetscape characters of Methuen Street and Prospect Road, notwithstanding
the generally successful design of the building itself. Where the applicant identifies
that less than desirable outcomes are required to achieve other criteria, this would
indicate to Council staff that the scale of the proposed development exceeds the
capacity of the subject land.
6.2.11 While the design of the building itself is considered to respond appropriately to the
locality surrounding the subject site, the placement and prominence of car parking
to Prospect Road, along with the solidity of street fencing to Methuen Street, is not
considered to respond appropriately to the desired character statement for the
A560 policy area and its supporting provisions.
6.3

Setbacks
6.3.1 The setback of a building from the sites boundaries should be in accordance with
the desired future character and achieve a satisfactory relationship with adjacent
development and the streetscape (Council Wide PDC 352).
6.3.2 It is anticipated that development within the A560 Policy Area would establish side,
front and rear setbacks consistent with those of buildings on adjacent sites. In any
event, buildings should be setback from property boundaries to facilitate the
planting and maintenance of landscaping, and should be sited within a building
envelope calculated by projecting a 45 degree angled plan from a height of 3
metres above natural ground level at the boundaries of the site (A560 Policy Area
Desired Character Statement and PDC 7).
6.3.3 Council staff observe that many of the quantitative setback provisions relevant to
development within the Residential Zone apply to residential types of development
only, and thus are not applicable to the assessment of this proposal. Together, the
applicable policies seek a consistent street edge along residential streets
(irrespective of the nature of each individual development), while managing the
potential impacts of non-residential development at street and property interfaces
of a development site.
6.3.4 The proposed building would be setback 18.2m from Prospect Road (the primary
frontage), and 3.4m to Methuen Street (the secondary street). These setbacks are
considered to respond appropriately to the building line of dwellings within both
streetscapes, and in particular would preserve long views within the Prospect Road
streetscape to the local heritage listed dwelling at 24 Prospect Road.
6.3.5 At its closest point (i.e. measured from the protruding verandah), the proposed
building would be setback 7.2m from the western property boundary and 2m from
the southern property boundary. Both of these setbacks would achieve the relevant
quantitative provisions if they were applicable to the proposal, and the setbacks of
themselves are not considered to give rise to undue amenity impacts to adjoining
properties.
6.3.6 As such, the siting of the proposed building itself is considered to be appropriate.
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6.4

Site Coverage / Building Footprint
6.4.1 In order to ensure continued ground water penetration, reduce rain water runoff,
provide opportunities for landscaping, and minimize the urban heat island effect;
Council’s Development Plan typically seeks to maintain 50% of the area each site
free of rooved structures. In relation to the A560 policy area specifically (and
uniquely), the footprint of two storey dwellings is sought to be further controlled by
a reduced site coverage extent of 40% (A560 PDC 4).
6.4.2 While this policy does not directly apply to the subject proposal, the quantitative
measure provides guidance in relation to a number of qualitative measures which
seek that all development respond to the built form rhythm within its locality
(Council Wide PDCs 46 and 317).
6.4.3 The proposal would result in a site coverage of approximately 46% of the subject
land, which is larger than would be desired of a residential development. Council
staff note however that the proposal would be sufficiently setback from Prospect
Road so as to appear to be appropriately sized relative to the site when viewed
within that streetscape. Methuen Street being characterised by limited front and
side setbacks, the proposed building footprint is not considered to give rise to
unreasonable character impacts when viewed within that streetscape.
6.4.4 While the extent of site coverage provides a further indication that the site may be
overdeveloped relative to its carrying capacity, it is not considered to give rise to
an unreasonable departure from the relevant qualitative provisions of Council’s
Development Plan.

6.5

Car Parking
6.5.1 It is anticipated that educational establishments provide one car parking space for
each full time staff member, plus a minimum of six spaces for visitors (Council-wide
PDC 203). A lesser number of parking spaces may be appropriate based on the
nature of development and parking conditions in the wider locality. This includes
car parks sited and designed in a manner that would provide the opportunity for
shared use of car parking and integration of car parking areas with adjoining
development, based on the consideration of the nature of activity and the likely
hours of operation (Table Pr/5 and Council Wide PDC 241).
6.5.2 While information was sought in respect of staff numbers, this has not been
provided. Required staff within a child care centre in relation to the number of
places vary by age, with a maximum of 1 staff member per 4 places for children 02 years old, and a minimum of 1 staff member per 10 places for children aged 3
years and older. 1 staff member is required per 5 places for children between these
ages. If places were to be offered solely to children under the age of 2, a minimum
of 23 staff members would be required.
6.5.3 As this scenario is reasonably improbable, Council staff have, for indicative
purposes, considered a staff member ratio of 1 staff member per 4.5 places for
children (being indicative of a mixture of age groups while being sufficiently
conservative to account for administrative or food-based staff who may not be
educators). This would indicate a minimum number of 19 staff members required
to operate the centre (albeit that it is highly unlikely that all 19 staff would be present
at the centre throughout each day). With respect to PDC 203, this would suggest
that a minimum of 25 car parking spaces is desired for the proposed development.
6.5.4 Reference is also drawn to the Planning SA Bulletin: Parking provisions for
Selected Land Uses, within which the provision of one parking space for every four
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children is recommended. Council staff are aware of several traffic and parking
studies, including those referenced by the Cirqa report associated with this
application, which have demonstrated that the provision of one parking space for
every four children is sufficient to achieve demand on the site; noting higher
demand in morning and evening periods for parents, and higher demand during
daytime periods for staff such as cooks and early childhood teachers who would
not be present for the full day. This would reflect a minimum anticipated parking
demand of 22.25 car parking spaces.
6.5.5 Given the above, it is considered that the provision of 22 car parking spaces would
satisfactorily accommodate the demands of the proposed childcare centre.
6.6

Traffic Movements
6.6.1 Traffic movements generated by non-residential uses within the Residential Zone
should not unreasonably detract from the residential amenity of its locality (Council
Wide PDC 263, Residential Zone PDC 5).
6.6.2 Development should provide safe and convenient access for private cars,
pedestrians and service vehicles, and should not generate pedestrian or vehicular
traffic onto or across a public road in such a manner as to impair traffic flows or
cause a safety hazard. To achieve this, access points should be suitably separated
from intersections, car parking layouts should accord with relevant Australian
Standards and vehicles should be able to enter and exit the development site in a
forward direction (Council Wide PDCs 205, 209, 210, 211 and 212).
6.6.3 Cirqa have provided commentary on the number of vehicular movements
anticipated to be generated by the proposal. The most recent traffic surveys
undertaken by Council in this locality were performed in 1999 and 2002. At that
time traffic movements in Methuen Street (east of Braund Road) were measured
for a seven day period, with observed averages of 374 and 360 vehicles per day
(24 hour period). Council’s Traffic Management Policy considers that a maximum
of 1,500 vehicle movements per day be maintained within local streets in order to
avoid unreasonable detrimental impact to residential amenity.
6.6.4 Cirqa have noted that a 2019 Austraffic study indicated an approximate average of
800 vehicles per day (24 hour period) within Methuen Street, which is reasonably
consistent with recent modelling undertaken by Council in nearby Carter Street
(2017 study, 695 vehicles per day), Highbury Street (2014 study, 1000 vehicles per
day) and Te Anau Avenue (2014 study, 715 vehicles per day).
6.6.5 The NSW Roads Traffic Authority (now Roads and Maritime Services) Guide to
Traffic Generating Developments recommends a maximum peak hour traffic
volume of 200-300 vehicles be maintained within local streets in order to avoid
unreasonably detrimental impact to residential amenity. There is no equivalent
South Australian study or guideline, and the NSW guide has been recognized by
each independent traffic and parking expert previously engaged by Council as an
appropriate reference for modelling anticipated traffic generation.
6.6.6 To assist in undertaking modelling the RTA provides forecast trip generation rates
during peak periods, and Cirqa have (with the assistance of the Austraffic study)
considered the number of additional traffic movements during the peak morning
and afternoon periods. Council staff observe that the peak period identified by the
RTA for child care centres is a two hour period (as peak generation periods
associated with child care centres are typically more spread out than those
associated with primary or secondary schools).

13

6.6.7 Trip generation rates have thus been calculated for this two hour period, and then
60% of these movements have been considered to comprise the peak single hour
of this period. The peak morning hour is likely to generate approximately 43 vehicle
movements, and the peak afternoon hour is likely to generate approximately 38
vehicle movements.
6.6.8 Given the site’s proximity to Prospect Road, it is unlikely that each vehicle visiting
the centre would travel west along Methuen Street. This is reflected in the
outcomes of the modelling undertaken by Austraffic, which anticipates
approximately 8 peak hour traffic movements occurring west down Methuen Street
and 30-35 peak hour traffic movements occurring east onto Prospect Road.
6.6.9 It is therefore anticipated that the development would generate approximately 3%
of desirable maximum peak movements within the street. To this end, the
contribution to the peak and overall traffic movements within Methuen Street is not
considered to give rise to an unreasonable amenity impact.
6.6.10 The modelling undertaken by Austraffic has considered queuing in relation to the
intersection, including the likelihood that vehicles turning right from Methuen Street
to Prospect Road will prevent vehicles from exiting the child care centre. The
modelling has indicated that this is highly unlikely to occur (due to the separation
distance between the access point and Prospect Road, as well as the number of
cars reasonably anticipated to be turning right onto Prospect Road during the peak
hour). The modelling also concluded that if queuing did occur, such queues would
delay vehicles exiting the centre without impacting on vehicles entering the centre
(and thus not result in hazardous queuing of vehicles onto Prospect Road.
6.6.11 It is noted that the Austraffic modelling, Cirqa analysis and ultimate conclusions
were reviewed by DPTI and Council traffic staff who each indicated satisfaction
with the traffic generation assessment undertaken.
6.6.12 Given the above, it is considered both in terms of peak and total vehicle generation
from the subject land that the proposal would not unreasonably detract from the
residential amenity of the locality. Further, the location of the access point and
revised configuration of the car park would allow for safe and convenient access to
the subject land.
6.7

Noise
6.7.1 It is anticipated that development should not materially impair residential amenity
by way of the creation of noise. Development that emits noise (other than music
noise) should include noise attenuation measures that achieve the relevant
Environment Protection (Noise) Policy criteria when measured at the nearest
existing noise sensitive premises (Council Wide PDCs 263 and 269).
6.7.2 The applicant acknowledges in their supporting statement that noise will inevitably
be associated with external play areas, and have sought advice from a suitably
qualified and experienced acoustic engineer to recommend solutions to suitable
minimise the impact of this noise on adjoining properties.
6.7.3 Sonus have provided an acoustic report recommending the construction of fencing
so as to reduce noise levels beyond the subject site to a level below 50dB(A). While
the Environment Protection (Noise) Policy (EP(N)P) does not apply to a child care
centre, Council staff note that the recommendations of the acoustic report would
be below the 52dB(A) daytime threshold assigned by the EP(N)P in relation to
residential properties.
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6.7.4 The recommended acoustic treatments involve the establishment of acoustically
rate fencing at heights of 1.8m, 2.1m and 2.4m (measured from the finished level
of the site) at various locations described on the site plan. Council staff consider
that the reduction of noise to a maximum level below 50dB(A) would satisfy the
relevant provisions of Council’s Development Plan.
6.7.5 It is noted however, that establishing the acoustic treatments results in extensive
solid fencing along southern, western and northern boundaries of the subject land.
Fencing along the southern boundary would be approximately 2.5m in height when
measured from the adjoining property, fencing along the western boundary would
be approximately 2.7m in height when measured from the adjoining property, and
fencing along the northern boundary would be approximately 2.4m in height when
measured from the footpath.
6.7.6 In relation to the western boundary fence, the applicant has amended the
configuration of the fence so as to reduce the vertical height of the fence at the
boundary as shown below:

6.7.7 This amended approach does assist to reduce visual bulk, daylight and outlook
impacts to the adjoining property, though it would not eliminate these impacts.
6.7.8 In relation to the fencing adjacent Methuen Street, paragraphs 6.2.8 to 6.2.11 of
this report address concerns that the height and solidity of fencing in this location
detracts unreasonably from the residential character of Methuen Street.
6.7.9 Council staff consider that the Development Plan intends for both acoustic amenity
and visual amenity outcomes to be achieved through development proposals,
rather than for one to be achieved at the expense of the other. While the reduction
of daytime noise to a level below 50dB(A) would achieve relevant acoustic
provisions of Council’s Development Plan, the acoustic treatments proposed give
rise to alternative visual amenity impacts that are not considered to satisfactorily
achieve the relevant provisions of Council’s Development Plan.
6.8

Waste Management
6.8.1 New developments should provide a dedicated area for the on-site storage,
collection and sorting of recyclable materials and waste that is easily and safely
accessible to the collection point, well screened, and designed to reduce odours
and other external impacts (Council Wide PDC 170).
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6.8.2 Council staff are not aware of any published guidelines describing an anticipated
on-site storage capacity for waste in respect of child care centre uses. Anecdotally,
Council staff are aware that existing child care centres within City of Prospect use
a mixture of 660L MGBs and 240L MGBs for the storage of waste, relative to the
number of places within the centre.
6.8.3 The proposal would involve the use of three, 660L MGBs, stored within a screened
enclosure at the south-eastern corner of the site (adjacent to the Prospect Road
boundary of the property). Each of these bins would be collected by a private
contractor, who would undertake the collection entirely within the car park area
outside of the operating hours of the proposed child care centre.
6.8.4 The location of the waste storage enclosure, in a prominent location adjacent to
the Prospect Road footpath, is less than desirable. It appears that this location has
been selected on the basis of convenience relative to the configuration of the car
park. The location and prominence of the waste storage area is considered to
contribute inappropriately to visual impacts of the proposal on the Prospect Road
streetscape.
6.9

Stormwater Management
6.9.1 The provisions of Council’s Development Plan suggest that site drainage should
be designed to safely direct surplus flows to a public street without causing harm
to adjoining properties and that all proposed developments should be designed to
retain as much stormwater as possible, minimising the overflow to the kerb and
water table (Council-wide PDC 97 and 98).
6.9.2 A site survey has been provided indicating a fall of approximately 1m from the
south-eastern corner to the north-western corner of the site. It is also noted that the
property is not within a flood prone area and thus no additional build-up of the site,
or increase in building floor level, beyond typical civil engineering practice is
anticipated.
6.9.3 While indicative levels are shown in relation to indoor and outdoor areas, it is noted
however that civil engineering plans, including calculations of detention and outflow
rates of surface water from the car parking area, are yet to be provided. Due to the
building footprint and surfacing of the car parking area, outflow rates from the
subject land if the development were to proceed would exceed outflow rates from
the property in its current state unless mitigation measures are adopted.
6.9.4 If Council’s Assessment Panel were supportive of the application, Council staff
would recommend that consideration of the stormwater design should be reserved
for further assessment and approval by Council staff.

7.

CONCLUSION AND RECOMMENDATION

7.1

The proposed development is a type of activity anticipated to occur within the Residential
Zone, so as to provide a local community facility to meet the needs of a growing population,
subject to the scale of such uses being local in nature and that such uses do not cause
detrimental impacts to the amenity of the locality.

7.2

The design and materials of the building itself would be relatively consistent with the
presentation of existing dwellings within the Prospect Road and Methuen Street
streetscapes, as identified by Council’s independent architectural advisor.

7.3

While the proposal will inevitably result in higher levels of noise and traffic than the
previously existing dwelling, these potential impacts would be mitigated through the
design, location and scale of the proposed development. The proposal would provide
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sufficient car parking on-site, while the car park layout would ensure safe and convenient
access to the subject land.
7.4

Notwithstanding the above, the assessment has identified that a number of impacts,
principally associated with the design and configuration of the proposal, would be
experienced if the development were to occur. The number of places sought within the
centre emerged as a key reason that design improvements could not be achieved in
relation to the fencing, landscaping and car parking aspects of the proposal, indicating that
the intensity of the proposed land use is beyond the carrying capacity of the subject land.

7.5

Overall therefore, the application is not considered to be sufficiently consistent with the
relevant provisions of the Prospect (City) Development Plan, and thus does not warrant
the grant of development plan consent.

It is recommended:
That with reference to the relevant provisions of the Prospect (City) Development Plan, the
zoning of the land within which the proposed development is situated and the locality within
which the land is situated, the Panel resolves that development application 050/572/2019 is not
seriously at variance with the Development Plan and as such a decision shall be made on the
merits of the application; and
That pursuant to the Development Act 1993, as amended, Development Plan Consent be
refused to DA 050/572/2019 from Leyton Property, for Demolition of existing Dwelling and
associated Outbuildings, Construction of Two Storey Childcare Centre with associated Carpark,
Fencing, and Landscaping, and Removal of a Regulated Tree at 22 Prospect Road, Fitzroy (CT
5892/37), for the following reasons:
 The design of the proposal is considered to be at odds with the existing and desired
character of the A560 Policy Area within the Residential Zone, which places value upon the
landscaping and fencing elements of development to ensure that in the limited occasions
where developments occur within this Policy Area the development would harmoniously
integrate with the existing streetscape character.
 The proposed scale of the development with respect to the number of child care places
results in limited ability to mitigate the streetscape impacts of car parking and solid fencing
without causing alternative acoustic impacts to adjoining residential properties.
 As such, the overall proposal would be of unreasonable amenity impact to the Methuen
Street and Prospect Road streetscapes.
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DESIGN COMMENTARY: FAO Mr S McCluskey

Property address:
Development Application:
Proposal:
Zone / Policy Area:
Date:
Referring Planning Officer:

22 Prospect Road, Fitzroy
050/572/2020
Two Storey Childcare Centre with Associated
Carparking, Fencing and Landscaping
Residential Zone RA560 Policy Area
1st Feb 2020
Scott McLuskey
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This report has been prepared to provide commentary on the design quality in relation
to streetscape contribution and contextual design for the proposal for a new childcare
centre on the corner of Prospect Road and Methuen Street in Fitzroy. The site is located
within the RA 560 Policy Area (where development opportunities are limited and
planning controls constrained) and adjacent to two local heritage places – with other
local heritage places and contributory items in the vicinity.

ta

ch

The character of the eastern end of Methuen Street is mixed but there is a relatively
consistent rhythm of built form (particularly on the south side of the street) with
dwellings set comparatively close to the front boundary presenting gabled entrances
and verandahs to the street behind low visually permeable front fencing. There are
mock Tudor style homes and bungalows and more conventional later double storey
homes on the north side of the street. Materials are varied too but generally sandstone
and brickwork (red) and roofs are tiled or sheet metal – mostly red or grey. Whilst the
two adjacent properties on Prospect Road are residential and local heritage places, the
established residential character of the RA560 Policy Area is somewhat dispersed at the
Methuen / Prospect Road intersection with commercial properties and the school on
the eastern side of Prospect Road.

At

The proposed new childcare centre presents its main façade to Prospect Road with
vehicular access from Methuen Street. The Development Plan acknowledges the
existence of double storey forms in this Policy Area but supports development “…of a
single storey building scale …” and encourages, “…similar roof profiles as well as
(developments which) respect the detailing of the original buildings …” Furthermore,
developments are encouraged to reflect existing dwellings’ side, front and rear
setbacks; roof forms and features; the use of open style fences and plantings; and
architectural elements displaying vertical proportions.
Considering the character of the immediate area and the location of the childcare
centre on the corner of Prospect Road and Methuen Street, I am supportive of the
following aspects of the proposal:
•

•

the form and architectural expression – providing a sense of historical grounding
and referencing bungalow style dwellings with large low roofs, feature gables and
vertically proportioned windows. The proposal presents as a large substantial
home;
the well concealed, in-roof second storey – the upper level is small, centrally located
and contained within the main rooflines of the building (the stone-faced lift overrun
has been carefully conceived);
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the materials which reference traditional sandstone and sheet metal roofing
common in the area. Colours are muted and contextual and the approach to
detailing is simple and restrained;
the siting of the proposal - the front setback (to Prospect Road) allows for parking
and relates well to adjacent existing setbacks (maintaining views of the local
heritage places);
the inclusion of verandahs – directly referencing existing verandahs common in the
area;
on street facing elevations, the ratio of areas of solid to void (wall to glazing ratio) is
similar to residential properties in the area; and
the landscaping proposed forward of the building on Prospect Road – allows visual
permeability and passive surveillance.

The only element of the design which, in my view, would benefit from further
consideration, in relation to streetscape contribution is:
the presentation of the development to Methuen Street – the 1.8m high solid front
fence (concrete plinth and colorbond fence) does not provide visual permeability or
the opportunity for street interaction occur and does not present an attractive
frontage to Metheun Street. Whilst it is acknowledged that an open fence does not
contain noise, it is my view that in this location between the property and the
street, this is of lesser importance than streetscape presentation and the application
of CPTED principles. It is suggested that the applicant consider varying the fencing
line in plan along this boundary, providing soft landscaping between the fence and
the street and / or providing visual permeability, at least in parts.
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•

At
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It is my view that the quality of the design, the controlled aesthetic which references
historical forms (in particular the bungalows of old which are common in the Council
area), the selected materials and the apparent aspiration for a careful level of detail, will
ensure that this proposal will relate well to its context and integrate successfully with its
surroundings.

Jenny Newman
BA (Hons) Dip Arch (dist) MA SCert (Ag)
Registered Architect South Australia APBSA No. 3538
This commentary has been prepared for general information purposes and provides comment to the City of Prospect Council
only, solely on design aesthetics. No assessment has been made against the NCC (National Construction Code of Australia) or any
other relevant code, requirement, legislation or Australian Standard, nor have comments been made considering the
aforementioned standards, codes and requirements or any compliance related matter. No legal liability is assumed for any
technical, detail or material related matter now or arising in relation to this commentary. While every care has been taken in
relation to its accuracy, no warranty, representation or undertaking is given or implied in this commentary. Nor is any legal liability
assumed whether direct or indirect, or responsibility taken, for the accuracy, completeness or usefulness of any information in
the commentary. Recipients should obtain their own independent professional advice before making any decisions that rely on
this information.
.
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Tree Assessments
22 Prospect Road Fitzroy
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File Number: DA 050/572/2019
Report prepared for
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Scott McLuskey
Senior Development Officer
City of Prospect
February 2020

Report prepared by

Sam Cassar
Cert. (Hort), Dip. (Hort), Dip. (Arb), B.App. Sc (Hort), Grad. Dip. Design (Land.)
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Introduction
Instructions
I was instructed by Council to assess those trees subject to planning controls within and adjoining
the subject site that may be impacted by the proposed development. My brief was to undertake
the following:
•
•
•

Assess the general health and structure of the trees;
Determine if the trees are regulated or significant; and
Assess the trees against the relevant provisions of Council’s Development Plan

Site Visit

t

I carried out a site inspection on the 21 February 2020.

en

Limitations

m

This report is limited to the time and method of inspection. The trees were inspected from ground
level only. Neither a climbing inspection nor a below-ground investigation was performed. No soil
or plant material samples were taken for laboratory analysis.

ch

This report reflects the state of the trees as found on the day. Any changes to site conditions or
surrounds, such as construction works undertaken after the inspection, may alter the findings of
the report.

Date of Report

At
ta

The inspection period to which this report applies is three months from the date of the site visit, on
the basis that current site conditions remain unchanged.

This report was written on the 24 February 2020.
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Tree One - Observations

Figure 1. Tree One, viewed from the south-west.

Location of tree
Tree One is located in the north-eastern corner of the front yard of the proposed development site
(refer Figure 1). The trunk centre is 1.5 metres from the northern boundary fence.
The trees’ approximate location is identified on the aerial image listed in Appendix B.
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Observations (cont.)
Species
Ceratonia siliqua commonly referred to as a carob.
Crown attributes
Height: 7.0 metres (clinometer)
Width (canopy extent): 3.6 metres to the east, 4.7 metres to the west, 4.9 metres to the north and
3.4 metres to the south.
Circumference at one metre above natural ground level
Total: 2.45 metres

t

Multi-Trunk: 0.75, 0.40, 1.30 metres

en

The tree is a mature specimen that qualifies as a Regulated Tree under the Development
(Regulated Trees Variation) Regulations 2011.

m

Tree Health and Structure

ch

Tree One divides into three main leaders between 0.40 and 1.30 metres from ground to form a
stout shape crown that has a bias towards the north-west.

At
ta

It appears the overall branching framework consists of mature epicormic regrowth after the tree
was lopped at approximately 1.20 to 1.30 metres from ground. This lopping occurred sometime
ago (refer Figure 2). Branch unions are tightly held and poorly attached.
A large diameter pruning wound is evident on the northern side of the tree. This leader was
removed sometime ago. Some decay is noted within the face of this wound.
Overall tree health is in decline with areas of outer canopy die back and moderate levels of twiggy
dead growth throughout the lower crown (refer Figure 3).
The tree does display a minor history of branch failure. Overextension, descending poorly formed
branching framework is noted, particularly the lower crown. No form of maintenance pruning
appears to have occurred to this tree in the past.

Property Damage
No damage that can be attributed to the subject tree was observed.

22 Prospect Road Fitzroy
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Observations (cont.)

Figure 2. Lopping points circled in red, circled in red,

Figure 3. Ares of outer canopy die back, indicated in red.

22 Prospect Road Fitzroy

Page 6 of 26

Attachment 28

44

At
ta

ch

m

en

t

Tree Two - Observations

Figure 4. Tree Two, viewed from the north

Location of tree
Tree Two is located in the front yard of 16 Prospect Road which is immediately adjacent to and
towards the south of the subject development site (refer Figure 1). The trees’ approximate
location is identified on the aerial image listed in Appendix B.
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Observations (cont.)
Species
Casuarina cunninghamiana, commonly known as River Oak.
Crown attributes
Height: 18 metres (clinometer)
Width (canopy extent): 4.5 metres to the east, 8.0 metres to the west, 5.0 metres to the north and
4.5 metres to the south.
Circumference at one metre above natural ground level
Single trunk: 2.74 metres

t

The tree is a mature specimen that qualifies as a Regulated Tree under the Development
(Regulated Trees Variation) Regulations 2011.

en

Trunk Diameter

Trunk diameter at 1.4 metres from ground: 0.86 metres.

m

Trunk diameter at based: 1.08 metres.

ch

Tree Health and Structure

Tree Two divides into two main leaders just above ground to form a near upright crown that has a
bias towards the west.

At
ta

The trunk appears sound with no cavities, borer damage or evidence of termites. Good
buttressing is noted at the base of the tree.
The tree does display a history of minor branch failure. A hanger is wedge, mid canopy southern
side (refer Figure 5). All branch attachments appear to be sound and free of any recognizable
structural flaws or weaknesses that can be observed from ground.
Tree health is good to fair with average foliage density with good colour and free of major foliar
pests. Moderate volumes of dead wood are present within the crown.

Property Damage
No damage that can be attributed to the subject tree was observed.

22 Prospect Road Fitzroy

Page 8 of 26

Attachment 30

46

At
ta

ch

m

en

t

Observations (cont.)

Figure 5. Failed branch hanger, circled in red.
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Appraisal – Both Trees
Tree One
Tree One is considered regulated under the current provisions of the Development (Regulated
Trees Variation) Regulations 2011. The tree is structurally unstable and displays defects that
would suggest branch/main leader failure is highly likely with the crown consisting of mature
epicormic regrowth with poor attachments that are tightly held.
The defects are present within the main framework of the subject tree. Given the maturity of the
tree and the nature of the defects observed, pruning will not reduce the risk of branch failure
occurring at these attachment points. Over time, the defective leaders will increase in diameter
and length, and the leverage on the defects observed will also increase. I consider that further
branch failures are inevitable in the foreseeable future. It is my view the subject tree will continue
to pose an on-going risk to property and private/public safety if retained.
In addition, the subject tree is in the early stages of decline with outer canopy die back apparent.

t

Tree Two

en

Tree Two is considered regulated under the current provisions of the Development (Regulated
Trees Variation) Regulations 2011.

m

The subject tree has a strong visual presence within the locality and is a prominent feature to the
landscape. SA Blue Gums are a local indigenous species.

ch

The subject tree is a mature specimen in good health with no notable defects that indicate it can
be considered unacceptable risk to private safety or property at this time.

At
ta

Given the tree is subject to planning controls it should be protected from possible adverse impacts
of the proposed development with a tree protection zone and measures as specified in the
following sections of this report.
Tree Protection Zone

The tree protection zone (TPZ) is the principal means of protecting trees on development sites. A
TPZ is required to retain the critical root zone (CRZ), protect the crown and to ensure that tree
health and viability is maintained. The TPZ should be maintained for the entire life of the
proposed development.
Establishment of the TPZ will mean that traditional building practices (such as standard footings)
may need to be adapted. The TPZ is also calculated and applied with consideration to the
possible impacts that encroachments may have on a tree’s heath and long-term viability.
In addition to the TPZ, the structural root zone (SRZ) also needs to be calculated to determine the
area required to ensure tree stability. The TPZ is typically a larger area and is required to
maintain a healthy viable tree.
Using the Australian Standard for the Protection of Trees on Development Sites (AS 4970) the
following TPZ and SRZ have been calculated for the subject tree:
TPZ (radius)
10.32 metres

22 Prospect Road Fitzroy
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Appraisal (cont)
Impacts from Development Activities
Trees can tolerate some encroachment into their calculated respective TPZ by an estimated 10%
as specified under the Australian Standard for the Protection of Trees on Development Sites (AS
4970). No encroachment into the calculated SRZ is recommended.
Encroachments identified on the plans (Aldinga Home Improvements, May 2019) provided were
used to determine existing and potential encroachments. The following encroachments into the
calculated TPZ and SRZ of the subject tree have been identified:
Existing Encroachments
into TPZ

t

Major encroachment, carpark area

Proposed
Encroachment
into SRZ
Yes, car park
area.

en

Existing concrete driveway, road
and footpath considered major
encroachment

Proposed Encroachments
into TPZ

ch

m

Based upon existing and proposed encroachments the development would incur tree damaging
activity if traditional building practices were used, particularly during the preparation and
construction of the car park area. If care is taken during the demolition phase and paving within
the designated TPZ of the subject trees must be constructed using a no dig method, and the
finished surface would have to be paved in such a manner that it will allow water infiltration to the
roots and adequate oxygen. Therefore, the following tree sensitive construction measures and
techniques have been recommended to allow the proposed development to proceed without
adversely impacting the subject tree.

At
ta

Tree Sensitive Construction Measures – Tree Two
To reduce any potential impacts from the development activities identified the following measures
must always be adhered to.
Demolition

The demolition of existing structures and hardstands must be done carefully carried out by hand
within the designated TPZ, Jack hammer and or bob cat is permitted. No heavy machine within
the designated TPZ is permitted.
Removal of the existing hardstand/s will require working away from TPZ area with sections of
concrete being pulled away onto the non-TPZ areas following completion of all other works.
When removing this material do not remove the subsoil below the surface. Care must be taken to
pull the surface away from any roots that are in contact or grown around, do not use roots as
lever/pivot point.
Some pre-development activities may occur within the designated TPZ prior to the installation of
fencing with prior approval from the project arborist.
Demolition activities must adhere to the guidelines specified in Appendix A.
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Tree Sensitive Construction Measures (cont)
TPZ Protective fencing shall be set up on the site development is proposed to the full extend of
the designated TPZ area of 10.32 metres measured from the trunk centre
Tree protection fence should be designed to be robust and withstand easy movement or ingress.
Chain mesh fencing, temporary fencing panels or solid hoarding are all good examples (Figure 6).

m

•
•
•

built structures or hard landscape features (i.e. paving, retaining walls)
materials storage (i.e. equipment, fuel, building waste or rubble)
soil disturbance (i.e. stripping or grade changes)
excavation works including soil cultivation(specifically surface-dug trenches for underground
utilities)
placement of fill
lighting of fires
preparation of chemicals, including preparation of cement products

ch

•
•
•
•

en

t

Figure 6: Indicative TPZ fencing
The following should be prohibited within a TPZ area (adapted from AS 4970-2009):

At
ta

Include the following procedures in setting up and maintaining the TPZ (adapted from AS 49702009):
erect warning signs at regular intervals along the entire length of any protective TPZ fencing
construct TPZ fencing to prevent pedestrian access into the protected areas.
mulch the TPZ area to a depth of 100mm with woodchips (if available, use woodchips
generated from onsite tree clearing).
• irrigate TPZ periodically, as determined by the consulting arborist.
•
•
•

If works are required to occur within the designated fenced TPZ area then an access point that is
as small as possible and covers the shortest distance to the construction edge is required.
Access to this area must be kept to a minimum. Protective fencing should be erected before
demolition commences on site and removed once the child care centre building has been
completed and to allow the paving of the car park to occur
Proposed Paved Areas
Paving within the designated TPZs of the subject trees must be constructed using a no dig
method, and the finished surface would have to be paved in such a manner that it will allow water
infiltration to the roots and adequate oxygen exchange by using permeable paving materials such
as Eco Pave, Perma pave or similar.
Any edging proposed for this area must also be constructed using a no dig method.
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Tree Sensitive Construction Measures (cont)
Compaction should not occur or if necessary to the minimum level required to support the
intended load. Construction of the paved areas must adhere to the guidelines specified in
Appendix A.
Site Access and Storage
•

Machinery movements onto and from the subject site should occur via existing sealed areas
outside the designated TPZ of the subject tres within the development site.

•

If the access point for any construction vehicle or machinery passes over unsealed areas of
the TPZ areas then ground protection measures such as load bearing boards/plates must be
used on top of the existing surfaces. The ground protection measures may need to be
designed by an engineer to accommodate the likely load.

•

A defined storage area for building materials and hazardous chemicals and a wash out area
should be marked out well away from any of the designated TPZ of the subject tree.

en

t

Underground Services
The following should guide underground service installation:

New Underground services proposed must be routed outside TPZ area.

•

Existing services running through the TPZ area must be re-used or the service relocated
outside of the TPZ area.

•

If installation of new underground services within the TPZ area is absolutely unavoidable, only
non-invasive methods, such as directional boring or hand digging should be used. Trenching
by machinery should not be used under any circumstances.

•

Manual excavation should be carried out under the supervision of the project arborist to
identify roots critical to tree stability.

At
ta

ch

m

•

Underground service installation must adhere to the guidelines specified in Appendix A.
Post Construction

The following should be adhered to after the development is complete:
•

Take all reasonable measures and precautions to protect the regulated trees once
development of the site has been completed.

•

All new boundary fences, if required within the subject tree TPZ, should be of ‘post and rail’
construction. Post holes required will present some minor disturbance to the tree’s root
system. Therefore post holes should be dug by hand if they are required within the
designated TPZ. They should be relocated if structural roots (roots with a diameter greater
than 30 mm) are encountered.

Tree Inspections
•

Any building work that is to be carried out within the tree protection zone of the subject tree
shall be supervised by a qualified Arborist, to ensure that the roots and canopies is adequately
protected. Periodic inspections of the subject tree should occur during the life of the proposed
development.
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Objectives and Principles of Development Control – Tree One
The subject tree has been identified as a Regulated Tree. The following comments have been
made regarding the relevant Objectives and Principles of Council’s Development Plan:
Objectives
42 The conservation of regulated trees that provide important aesthetic and/or environmental
benefit.
43. Development in balance with preserving regulated trees that demonstrate one or more of the
following
(a) significantly contributes to the character or visual amenity of the locality

en

t

Yes: The height and spread of the subject tree’s crown and location does give it a strong
visual presence within the locality. Therefore, the subject tree does significantly
contribute to the character or visual amenity of the locality.
(b) indigenous to the locality

m

Yes: The species Ceratonia siliqua is not considered a local indigenous species to the
locality.

ch

(c) a rare or endangered species

No: The species is not considered rare or endangered.

At
ta

(d) An important habitat for native fauna.

No: There is no evidence to indicate the tree is an important habitat for native fauna, no
hollows suitable for nesting were observed within the crown of the subject tree
Principles of Development Control

358. Development should have minimum adverse effects on regulated trees.
359. 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
Yes: The subject tree has defects that suggest the tree is in structural decline and therefore
its useful life is considered to have been shortened to less than 10 years.
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Principles of Development Control (cont)
(b) the tree represents a material risk to public or private safety
Yes: The subject tree represents a material risk to private safety given the defects
observed.
(c) the tree is causing damage to a building
No. The tree is not causing any obvious damage to the adjacent dwellings.
(d) development that is reasonable and expected would not otherwise be possible
N/A

en

t

(e) The work is required for the removal of dead wood, treatment of disease, or is in the
general interests of the health of the tree.

At
ta

ch

m

N/A
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Conclusion – Both Trees
Tree One
I conclude that the subject tree (Tree One) a mature Ceratonia siliqua is structurally unsound with
defects within the main framework suggesting branch or main leader failure is highly likely.
Based on the factors outlined, I consider Tree One is not worthy of retention and removal is
therefore supported.
With reference to the City of Prospects Development Plan, I consider that approval to remove
both tree is legitimate in line with Principle 359 (a) of the Plan which states that:
Regulated trees should be preserved, and tree-damaging activity should not be undertaken
unless:

t

(a) The tree is diseased, its life expectancy is less than 10 years

en

All other reasonable remedial treatments and measures have been determined to be ineffective.
Tree Two

ch

m

I conclude, Tree Two, a mature Casuarina cunninghamiana located in the neighbouring property,
16 Prospect Road adjacent to the proposed development is considered regulated under the
current Development (Regulated Trees Variation) Regulations 2011 and displays attributes worthy
of retention. Therefore, the subject tree should be protected from adverse impacts of the
proposed development.

At
ta

It is expected the subject tree will tolerate the levels of encroachment if care and adherence to the
tree sensitive construction techniques specified as part of this report are adhered to during the
demolition and construction phases of this project for all works that will encroach the designated
TPZ.
The tree sensitive construction measures specified as part of Appendix A should be included as
conditions of approval.
Thank you for the opportunity in providing this report. Should you have any questions or require
further information, please do not hesitate in contacting me.

Sam Cassar
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Appendix B
Tree Protection Plan
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Tree Protection Plan
Tree Protection Zone (TPZ)
The calculated Tree Protection Zone (TPZ), for the subject tree is measured from the centre of the
respective tree in all directions. A TPZ is required for each subject tree to protect the critical root
zone and to ensure that tree health and stability is maintained. The TPZ should be maintained for
the entire life of the proposed development. As identified, the following TPZ for the subject tree
has been calculated:
TPZ (radius)
10.32 metres

TPZ
Area
334 m2

SRZ (radius)
3.42 metres

t

Establishment of the TPZ will mean that traditional building practices (such as trenched footings)
may need to be adapted

en

Demolition within the designated TPZ must be completed by non-destructive methods to ensure
root damage does not occur.

ch

Tree Protection Fencing

m

Contractors and trade staff must be informed by the site supervisor and project arborist to take
precautions when working within the designated TPZ, to prevent tree damaging activity occurring
at and below ground level.

Access to the designated TPZ must be controlled via the erection of fencing.

At
ta

The protective fencing must be erected prior to works commencing on site protection fencing
should be erected to the full extent of the designated TPZ on the side development is to occur
Fencing should consist of 2.0 metre high, solid chain-mesh, steel or similar fabrication. The fence
should incorporate on all sides, a clearly legible sign displaying the words “Tree Protection Zone”.
If a smaller fenced protection zones (to that recommended) needs to be used, an assessment
should be made as to the likely adverse impacts on tree health and stability. In such cases,
assessment should be undertaken by a qualified arborist.
Access to, or work inside the TPZ, requires the prior approval of the project arborist and Council.
Fences should be maintained until the dwelling has been completed. Fences can then be
removed to allow paving and landscaping to proceed.
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Attachment 40
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Figure 1. Tree and Ground protection
Site Access

Machinery movements on to and from the subject land should occur via the existing
crossovers or hard surfaces.

•

If the access point for any construction vehicle or machinery passes over the TPZ areas load
bearing boards/plates must be used as per Figure 1.

•

A defined storage area for building materials and hazardous chemicals and a wash out area
should be marked out well away from the designated tree.

Demolition

At
ta

ch

•

The following should guide demolition works within the TPZ of the subject tree:
•

All demolition works within designated TPZ should be carried out under the guidance of a
qualified arborist.

•

All demolition should occur outside the designated TPZ area not adjacent to the subject tree.

•

Do not allow grade changes to occur in the designated TPZ of the subject tree. Remove
weeds/undesirable garden plants/paving or excessive soil carefully to avoid damage to
surface roots. These works should only be carried out by hand.

•

All demolition works associated with existing structures within the existing TPZ should be
undertaken carefully and completed with hand-tools, jack-hammer and by hand. No
machinery must be used within the designated TPZ

•

All care must be taken when removing existing underground services and concrete surfaces
to minimise disturbance to root systems. Care must be taken to pull any structures away from
any roots that have grown adjacent to or around these structures.
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•

Backfill any excavation as soon as possible, and water the soil around the root/s, to avoid
leaving air pockets.

•

Run-off from construction activities must be directed away from the entire TPZ areas.

•

Structural soils or gravels of a suitable grade (approx. 20 mm diameter) are to be used as fill if
grade changes are required, once demolition of existing structures has been completed.

Paving
Permeable paving systems have many benefits and allow the infiltration into local soils those
elements necessary to maintain healthy tree growth while still supporting vehicle and pedestrian
traffic. Driveway and paths that encourage the subject tree must be constructed as follows:
Permeable paving installation has two available options:
Option 1

•

t

en

•

Paver 50 – 80mm (80mm paver is required to support vehicle loads) Joints filled with 2 5mm clean aggregate. Regular paving sand is not suitable.
Bedding layer of 30 – 50mm deep bedding layer of washed uniformly graded aggregate
between 5 – 7 mm.
A base course layer 100 – 300mm deep and comprising 20 mm washed uniformly graded
aggregate. A geotextile fabric may be required over the sub base, preventing different
layers from mixing, blocking pore spaces.

m

•

•
•

Paver 50 – 80mm (80mm paver is required to support vehicle loads) Joints filled with 2 5mm clean aggregate. Regular paving sand is not suitable.
No bedding layer
A base course layer 100 – 300mm deep of SPACE structural soil (structurally permeable
aerated compactable earth). These materials can be compacted and will still allow air and
water exchange.

At
ta

•

ch

Option 2.

In some cases detailed root investigations may be required, especially where work is to be
undertaken within the Structural Root Zone. Investigations should be undertaken with nondestructive tools (e.g. Air-Spade/Hydro-Vac). Explore for root activity to the depth of the desired
paving profile.
Specification
•

Do not allow grade changes to occur in the designated TPZ of the subject tree. The soil
surface should be carefully skimmed to establish the base for new paved surfaces. Adjust
finish grades so that the paving sections are built on the natural grade with the finished
pavement level (and levels of surrounding structures) all base courses and bedding course
preparations installed using the ‘no dig’ method. The finished floor levels of any structure may
need to be adjusted to accommodate this.

•

Remove weeds/undesirable garden plants or excessive soil carefully to avoid damage to
surface roots as required. These works should only be carried out by hand.

•

The natural soil level should not be lowered any more than 50-80mm.

22 Prospect Road Fitzroy

Page 20 of 26

Attachment 42

58

Where roots within the designated TPZ are exposed by excavation, temporary root protection
should be installed to prevent them drying out. This may include jute mesh or hessian
sheeting as multiple layers over exposed roots and excavated soil profile, extending to the full
depth of the root zone. Root protection sheeting should be pegged in place and kept moist
during the period that the root zone is exposed.

•

Excavation depths, cross falls, base and bedding preparation depths must accommodate
structural roots. All structural roots, (roots with a diameter greater than 30 mm), encountered
within the recommended TPZ, should be retained. Roots small than 30 mm that require
pruning must be done using a sharp pruning saw or secateurs. Roots with diameters greater
than 30 mm should only be pruned in consultation with the project arborist.

•

To protect the natural soil structure compaction of the sub soil should be avoided to preserve
the soil structure. Compaction of natural soils is not normally necessary for pedestrian or light
traffic paving. Compaction levels will need to be determined by an engineer in consultation
with the project arborist.

•

Paving design should anticipate the future growth of the root system and trunk. Future growth
can heave with the future tree growth.

•

Level surfaces can be established above the existing natural ground level (and geotextile
fabric) using a porous sub base material such as a structural soil such as SPACE (structurally
permeable aerated compactable earth). The sub base material should be selected to suit the
anticipated use and loading. There should be no fine particles in the mix.

•

It may be required to install a load suspension layer such as a cellular confinement system
(eg. Ecocell or similar) in the sub base layer. This contains the sub base material in a cellular
structure to assist in distributing loads evenly and prevent sub base from moving. Sub base
materials used to fill the cellular confinement system should be uniformly graded aggregate
between 5 – 7 mm to ensure there are adequate pore specs between particles to allow for air
and moisture movement. There should be no fines particles in the mix. Compaction should
be to the minimum level required to support the intended load.

•

Use a semi-permeable/porous pavement type such as interlocking brick pavers with suitable
permeability with open joints (eg. Eco-pave or similar) or coarse gravel at least to the TPZ
specified. Semi-permeable pavement types and coarse gravels will allow some air and water
infiltration through the surface.

•

All works (i.e. excavation) encroaching into the TPZ of the subject tree must be undertaken by
hand or non-destructive excavation tools (Air-Spade or HydroVac), no heavy machinery.

•

Heavy machinery is not permitted for the removal of existing pavement or to achieve desirable
levels within a TPZ. They should work carefully from outside the TPZ or have ground
protection in place when working within the TPZ.

•

Collaboration will be required between the project arborist and the geotechnical or structural
engineer.

At
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•

Underground Services
The following should guide underground service installation:
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•

Existing services running through the TPZ must be re-used or the service relocated outside of
the TPZ.

•

If installation of new underground services within the TPZ is absolutely unavoidable, only non
invasive methods, such as directional boring or hand digging should be used (refer below for
method). Trenching by machinery should not be used under any circumstances.

•

Manual excavation should be carried out under the supervision of the project arborist to
identify roots critical to tree stability.

Directional Boring
All entry and exit points for drilling equipment must be located outside the designated TPZ. If
site constraints require these structures to be within the designated TPZ then consultation with
the project arborist and council approval is required.

•

All inspection points, sumps, inverts, directional changing elbows must be placed outside the
TPZ where possible. If site constraints require these structures to be within the designated
TPZ then consultation with the project arborist and council approval is required. The project
arborist should assess the likely impacts of boring and bore pits on retained tree/s.

•

The directional drilling bore should be at least 1 metre or greater below natural ground within
designated TPZ to ensure the bulk of tree roots are missed.

en

t

•

m

Air Spade/Hand Digging

Excavation should use a combination of hand digging/ air spade/hydro vac down to the
required depth for the entire length within the designated TPZ. Air pressure should be set at
the lowest setting to ensure root damage does not occur.

•

All structural roots, (roots with a diameter greater than 30 millimetres), encountered within or
outside of the recommended TPZ, should be retained.

•

Insert pipe conduits into the trench by weaving between exposed roots.

•

Backfill the excavation as soon as possible, and water the soil around the roots, to avoid
leaving air pockets.

•

Where roots within the designated TPZ are exposed by excavation, temporary root protection
should be installed to prevent them drying out. This may include jute mesh or hessian
sheeting as multiple layers over exposed roots and excavated soil profile, extending to the full
depth of the root zone. Root protection sheeting should be pegged in place and kept moist
during the period that the root zone is exposed.

At
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•

Landscaping
•

All undeveloped areas below the canopy of the subject tree should be converted to soft
landscaping once the proposed development has been completed. Soft landscaping could
include a garden area covered with a 75 mm thick layer of organic mulch (e.g. Forest Mulch),
and interplanted with small-growing, preferably local, native species. Native species should
be suitably adaptive to enable growth under the canopy of mature trees. Alternatively, the
undeveloped areas under the canopies could be converted to lawn. The lawn should be
installed at existing ground level with a maximum increase in grade of 100 mm if topsoil is
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required. Irrigation should be installed close to ground level to minimise root disturbance, and
avoiding deep trenching.
General Protection Measures
The following measures should always be adhered to within the designated TPZ of the subject
tree :
All works within the designated TPZ should be carried out under the guidance of a qualified
arborist.

•

All works encroaching into the TPZ of the subject tree must be undertaken carefully and
completed with hand-tools, no machinery.

•

No servicing and/or refuelling of equipment and/or vehicles should occur within the TPZ.

•

No activity involving or using fuel, oil or chemicals should be conducted within the TPZ

•

No storage of material, building rubble, construction materials, equipment or temporary
buildings/structures should be allowed within the TPZ.

•

No additional excavating or digging of any form, unless specified, should occur within the TPZ.

•

No placement of additional soil within or removal of soil from, the TPZ should occur, unless
specified.

•

Scaffold supports required within the TPZ are to be placed on planks or boards of a suitable
thickness.

•

No changes to natural ground level within the TPZ should be made (except those specified).

Root Zone Management

ch
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•

•

At
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The following should be adhered to for proper management of the root zone:
Supplementary watering of the TPZ area must be undertaken during dry periods (i.e. where
there is no rain for one week or more - subject to current water restrictions) or as deemed
necessary by a qualified arborist. A dripper system as specified below should be used:
-

19 mm polypipe with 4 litre per hour drippers or in-line drippers;
located 1.5 metres from the trunk of the tree
spaced every 2 metres in a circular pattern

•

If existing understorey plantings are removed, composted mulch to assist with moisture
retention is recommended. Composted mulch should be laid to a depth of 100mm and should
cover the fenced area of the TPZ. The mulch should be, spread by hand and not by machine
and placed before works on site commence. Mulch must avoid direct contact with the trunk.

•

All structural roots, (roots with a diameter greater than 30 millimetres), encountered within or
outside of the recommended TPZ, should be retained if possible.

•

If root pruning is required the root should be uncovered by hand digging, and severed by a
pruning saw or secateurs. Roots encountered outside of the TPZ by a backhoe or other
machinery should also be uncovered by hand digging. Backhoes, other machinery or blunt
instruments should not be used for this purpose.

•

Roots are to be cut to a lateral root where possible. All root pruning should be undertaken by a
qualified arborist.
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•

Backfill the excavation as soon as possible, and water the soil around the roots, to avoid leaving
air pockets.

•

Run-off from construction activities must be directed away from the entire TPZ area.

Post Construction
The following should be adhered to after the development is complete:
•

Take all reasonable measures and precautions to protect the Significant tree once
development of the site has been completed.

•

All new boundary fences, if required within the subject tree’s TPZ, should be of ‘post and rail’
construction. Post holes required will present some minor disturbance to the tree’s root
system. Therefore post holes should be dug by hand if they are required within the
designated TPZ. They should be relocated if structural roots (roots with a diameter greater
than 30 mm) are encountered.

en

Any building work that is to be carried out within the tree protection zone of the subject tree
shall be supervised by a qualified Arborist, to ensure that the roots and canopy of this tree
is adequately protected. Periodic inspections of the subject tree should occur during the
life of the proposed development.

m

•

t

Tree Inspections

An assessment of tree health, stability and management requirements every two to three
years, subject to the growth rate of the tree, is also recommended.

At
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•

ch

• A project Arborist is to be nominated prior to the works, with a Certificate of Compliance
required as per AS4970 Section 5 Monitoring and Certification. The Certificate of compliance is
to be supplied to Council at the completion of each phase of construction

Canopy Management
•

No specific canopy management is required to allow for the proposed development to
proceed.

•

Specific pruning requirements for the subject tree is beyond the scope of this report
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Appendix B
Aerial Image

22 Prospect Road Fitzroy
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Tree One

22 Prospect Road Fitzroy
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In reply please quote: 2020/00286, Process ID: 628938
Enquiries to: Daniel Sladic
Telephone: 7109 7872
E-mail: dpti.luc@sa.gov.au

TRANSPORT PLANNING AND
PROGRAM DEVELOPMENT
Transport Assessment

25 June 2020

GPO Box 1533
ADELAIDE SA 5001
ABN 92 366 288 135

Harry Keramidas
City of Prospect
PO Box 171
PROSPECT SA 5082
Dear Mr Keramidas
SCHEDULE 8 - REFERRAL RESPONSE

t

050/572/19
Leyton Property
22 Prospect Road, Fitzory
Construction of childcare centre with associated carpark, fencing &
landscaping

m
en

Development No.
Applicant
Location
Proposal

ch

I refer to the above development application forwarded to the Commissioner of Highways
(CoH) in accordance with Section 37 of the Development Act 1993. The proposed
development involves development adjacent a main road as described above.

CONSIDERATION

ta

The following response is provided in accordance with Section 37(4)(b) of the Development
Act 1993 and Schedule 8 of the Development Regulations 2008.

At

The subject site abuts Prospect Road, an arterial road under the care, control and management
of the CoH, as well as Methuen Street, a local road under the care, control and management
of Council. At this location, Prospect Road carries approximately 17,800 vehicles per day 4%
commercial vehicles) and has a posted speed limit of 50 km/h.
All access to the development is proposed via a new two way crossover on Methuen Street
which is in keeping with the Department of Planning, Transport and Infrastructure’s (DPTI)
policy to minimise access points onto arterial roads in the interest of road safety and is thereby
supported. The location of the proposed access will comply with AS/NZS 2890.1:2004, Figure
3.1 ‘Prohibited Locations of Access Driveways’. 2. The obsolete crossover on Prospect Road
should be closed and reinstated to Council’s satisfaction at the applicant’s cost prior to the
development becoming operational.
The Traffic and Parking Report produced by CIRQA (Project No. 18302, Version 1.1, dated 12
December 2019), demonstrates that the child care centre would likely generate approximately
40 additional peak hour movements, which would be easily accommodated within the adjacent
road network. With regards to refuse management, the CIRQA report (refer Figure 2) has
illustrated that an 8.8 metre service vehicle can access the bin collection area and exit the site
in a forward direction which is supported. Council should ensure that the collection services
are managed to occur outside of typical business hours.
The development is providing a total of 22 car parking spaces with 7 dedicated staff parks
including an area designed for a double stacked arrangement. DPTI does not consider this to
#15656712

Attachment 49

65

2

be detrimental to the operation of the parking facility. Council should be satisfied that sufficient
on-site area is available in order for all vehicles to achieve forward entry and exit to Methuen
Street. All on-site vehicle manoeuvring areas shall remain clear of any impediments and all offstreet car parking areas should be designed in accordance with AS/NZS 2890.1:2004 and
AS/NZS 2890.6:2009. Pedestrian sightlines at the access should be in accordance with
AS/NZS 2890.1:2004.
It is recommended that all landscaping other than low growing varieties be located a minimum
of 3.0 metres from the Prospect Road/Methuen Street junction in order to maximise vehicular
and pedestrian sightlines at this location.
DPTI has released the ‘Advertising Signs Assessment Guidelines for Road Safety’ publication
to assist with the review and assessment of advertising signs abutting the arterial road network.
DPTI recommends that any future signage on the site be consistent with this guideline.
Road Widening

t

This site is affected by a possible requirement shown on the Metropolitan Adelaide Road
Widening Plan. Please refer to the information below for further detail.

m
en

ADVICE

DPTI supports the proposed development and advises the planning authority to attach the
following conditions to any approval:

ch

1. All access to the development shall be gained via Methuen Street only in accordance with
the site plan produced by Brown Falconer, Drawing No. 3224 DA03, Job No. 2018088,
Revision B, dated 4 May 2020.

ta

2. The obsolete crossover on Prospect Road shall be closed and reinstated to Council’s
satisfaction at the applicant’s cost prior to the development becoming operational.
3. All vehicles shall enter and exit the site in a forward direction.

At

4. The access and all on-site vehicle manoeuvring areas shall remain clear of any
impediments.
5. All off-street parking shall be designed in accordance with AS/NZS 2890.1:2004 and
AS/NZS 2890.6:2009. Additionally, clear sightlines, as shown in Figure 3.3 ‘Minimum Sight
Lines for Pedestrian Safety’ in AS/NZS 2890.1:2004, shall be provided at the property line
to ensure adequate visibility between vehicles leaving the site and pedestrians on the
adjacent footpath.
6. All landscaping other than low growing varieties shall be located a minimum of 3.0 metres
from the Prospect Road/Methuen Street junction in order to maximise vehicular and
pedestrian sightlines at this location.
7. Stormwater run-off shall be collected on-site and discharged without jeopardising the safety
and integrity of the adjoining road network. Any alterations to the road drainage
infrastructure required to facilitate this shall be at the applicant’s expense.
The following note provides important information for the benefit of the applicant and is required
to be included in any approval:
 This site is affected by a possible requirement shown on the Metropolitan Adelaide Road
Widening Plan for a 4.5 metre by 4.5 metre corner cut off at the Prospect Road/Methuen Street
#15656712
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corner of this site for future road purposes. The consent of the Commissioner of Highways
under the Metropolitan Adelaide Road Widening Plan Act 1972 is required to all building works
on or within 6.0 metres of the possible requirement. Given the minor nature of work proposed
within this area, consent can be anticipated.
Yours sincerely

A/MANAGER, TRANSPORT ASSESSMENT
for COMMISSIONER OF HIGHWAYS

At
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A copy of the decision notification form should be forwarded to dpti.developmentapplications@sa.gov.au

#15656712
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STATEMENT OF REPRESENTATION
Pursuant to Section 38 of the Development Act 1993
Ref. 050157212019

City of Prospect
128 Prospect Road
PROSPECT SA 5082
NAME oF REpRESENTo*rrr,

, l1J ftx .:\

k*sr*.fiq'r . .?AHL

RESTDENTTAUBUSTNESSADDRESS:..:1......Ifl.LT..+l.i.l.E.$1....S-IB-ES,L......tr.1.f.ae*,i...,

posrAl

ADDRESS: ..

EMATL ADDRESS:

........'l$ff)r:

n'

..

.g.il\.

.

i+s. . Hhgr^*...
-6.},..L.P..r..i..r:*.:k.:....(Jii.l..:..f*v...."....,......,.........

MY REPRESENTATION IS IN REGARD TO THE PROPOSED DEVELOPMENT AT:

fl_
q
tl

en

THIS REPRESENTATION lS {piease tick one of the fallowing):
ln favour of the application
Against the application
Neither for nor against the appllcation

t

22 Prospect Road FITZROY

At
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MY COMMENTS ARE AS FOLLOWS (if space is insufficient, attach additional pages):

Please indicate belaw whether or not yau wish to be heard by the Councrl's Assessrnenf Panel in support af yaur submissrbn;

m(

t Oo not

wish to be heard

lwish to be heard personally

DAIED: ... .

For a representation to be valid,

r
o
r
.
.

n-T\ -)t )o_zc
.4. *

it must:

Be subnifted before the end of the notilication peiod;

lncludeyournameandaddress;
Seloufthe reasonsforyour represefiation;
lndicate whether or not you wish to be heard by Council's Assessrnenl Panel; ard
lf being made by 2 ar nore perso/?s, nominate a person who will be taken to be making the representation,

.
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STATEM ENT OF REPRESENTATION

Pursuant to Section 38 of the Development Act 1993

-

Ref. 050/572120L9

22 Prospect Road, Fitzroy

Traffic congestion in Methuen Street,
89 children to be catered for at the Child care centre

Methuen Street is not wide enough for al! of the proposed traffic.
Drop off of children in morning and afternoon pick up would create a serious traffic hazard in
Methuen Street, due to the entrance to the proposed property being close to Prospect Road. lf
there was any queuing to enter the proposed property then the traffic would be banked from the
entrance to the property on Methuen Street out onto Prospect Road.

en

t

The parents of children attending the proposed child care centre, may decide to park their cars in
Methuen Street and commute to the city and return later in the day. Adding further congestion to
Methuen Street during the day.
Even without the development the amount of cars that park on either side of the street, cause issues
with traffic having to stop and wait for other cars to go through, and it is especially difficult for larger

vehicles to travel along the
vehicles for maintenance

street. (Namely council vehicles rubbish pickups, Electricity or SA water

ch
m

reasons)

i

Methuen Street is already used as a transit thoroughfare for students who attend Black Fria/s
College. Parent drop students off and pick up. The Year 11 and 12 students have permission from
the council to park their cars in Methuen Street.

At
ta

Possible solution - Entrance via Prospect Road, drive thru to drop off, then exit left down Methuen

Street.

For traffic exiting child care property, no right turn

Rosemary & Max Pahl

7 Methuen Street,
Dated 2 July 2020

Fitzroy SA 5082.

to Prospect Road.
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Scott McLuskey
From:
Sent:
To:
Subject:

Yanoula Pisaniello <articul_8@hotmail.com>
Thursday, 2 July 2020 10:30 AM
Administration
22 Prospect Road Development

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
Names of representors
Peter pisaniello
Yanoula pisaniello

m
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t

Address
3a Methuen street, Fitzroy

Please note we are strongly against the application of developing a two storey childcare centre.
The congestion in the area is already dangerous to residents and pedestrians. Methuen Street in particular is
so congested in the school drop off and pickup times that cars have been seen unable to turn right onto or
out of prospect road due to the queue.

ch

This problem will be made even more dangerous with very young children entering and exiting the area.

Peter and Yanoula

At

Regards

ta

The removal of the regulated tree would also be a significant loss to the streetscape.

1
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Scott McLuskey
From:
Sent:
To:
Cc:
Subject:

cmwg13@gmail.com
Thursday, 2 July 2020 1:43 PM
Scott McLuskey
David O'Loughlin
Proposed Development 22 Prospect Road

Follow Up Flag:
Flag Status:

Follow up
Completed

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
We wish to raise our concerns at the above proposed development:1

Traffic increase in what is already a busy thoroughfare.

ta



Significant occurrences of speeding, posing danger to residents and on occasions pets.
Congestion at the school end of Methuen Street making it difficult to sometimes turn into Methuen when
persons have parked in the no-standing zone, thus causing increased vehicle queuing at this end. How can
this be safe for residents, students and now parents and children from a proposed child-care centre? Will
this result in the eventual transfer of the existing pedestrian lights in front of Blackfriars to the
Methuen/Prospect Road corner to accommodate this issue? Another significant cost to residents.
Wear and tear on infrastructure. The street has been designed and maintained for local traffic and already
with the school traffic it is often difficult to maintain tree growth, particularly at the Prospect Road end of
the street.

ch
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Methuen Street is the main thoroughfare to access Blackfriars Priory School located at 17 Prospect RoadProspect for
those persons travelling from Churchill Road. It is extremely busy during peak-hour morning and afternoon school
drop-off/pick-up resulting in the following: -

At

With the introduction of an additional say 75 cars (based on capacity at 89 children + 5 staff members, morning and
afternoon – total 150) the above issues can only be exacerbated.
We have been residents in Methuen Street for 15 years. We would anticipate that house prices will be adversely
affected by the factors listed above.
2

Entry and Exit points.

The current property façade and existing drive-way faces Prospect Road. Our understanding is that the entry and
exit points will be moved to Methuen street thus making this street the main thoroughfare to access the facility
proposed. For reasons stated in point 1, we are not happy with this design and do not understand why access to a
commercial venture should be removed from an arterial road to a residential street.
3

Not in keeping with the current zoning policy

22 Prospect Rd Prospect is captured within Residential Zone Policy Area A560. The replacement property and usage
proposed is a commercial venture and not in keeping with the guidelines as documented under this policy. How
does this proposed development fit within the current Residential Zone policy and if it doesn’t fit why should we
allow it to?

1
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4 The plans include removal of a significant tree on site. This will have an affect on the local environment and must
be contrary to Prospect Council’s green policy.
Based on the above and impact on residents of Methuen Street, we do not support the above development and
request that ours and other concerns raised be taken into consideration.
Kind regards Caroline Walker-Grime and John Grime
30 Methuen Street

Sent from my iPhone

2
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JAL/220151

2 July 2020
Scott McLuskey
City of Prospect
128 Prospect Road
PROSPECT SA 5082
By email: admin@prospect.sa.gov.au; scott.mcluskey@prospect.sa.gov.au
Dear Mr McLuskey
Representation – DA 050/572/2019 - Leyton Property - 22 Prospect Road, Fitzroy
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This firm acts for Ross and Anne Musolino who own and occupy the land at 1 Methuen
Street, Fitzroy. This representation is made on behalf of Mr and Mrs Musolino.
Details of the Musolino land at 1 Methuen St

ch

The Musolino’s land is immediately west of the development site at 22 Prospect Road,
Fitzroy. Mr and Mrs Musolino have lived there for over forty years. They are recently
retired, and as a result spend a great deal of time at home during the day. All aspects
of the amenity of their home, courtyard and rear garden are understandably of particular
importance to them.

ta

The Musolino's primary private open space and living and dining room are located close
to the eastern boundary of their land, abutting the western boundary of the proposed
development. The common boundary fence is presently 1.8m high.

At

The open layout of our clients' living area overlooks a courtyard which directly abuts the
boundary fence. The courtyard has an open timber frame over it, but no roof and
provides access to natural light and ventilation into the internal living areas. This is
extremely important in providing amenity for our client. Photographs (Photos 1-3) of the
courtyard are attached.
Both the eastern facing view from the dwelling and the courtyard itself are valuable to
our clients. As such, Mr and Mrs Musolino are concerned the proposed development will
impact adversely on the amenity of their dwelling.
To the rear of the Musolino house is a further large outdoor living area which again abuts
the boundary fence. A further photograph (Photo 5) showing the view across this
outdoor area looking east toward the development site is attached.
Part of the Musolino house is set close to the boundary, with a gable end wall with only
one window. This element is depicted on the site plan with the words "Neighbouring
residence". The eastern wall of that element is less sensitive than the rear yard to the
south of it and the courtyard to the north.

jal:p220151_003.docx v2
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The Musolino's do not have a driveway along the eastern boundary of their land as is
suggested in the letter from the applicant. There is a carport at the Methuen St frontage,
but the remainder of the eastern section near the boundary fence is garden (shown in
attached Photo 4), courtyard or other private open space.
Summary the Musolino's concerns
Our clients are not opposed to the proposed land use in principle. However our clients
are concerned about:
1.

The proximity of the sand pits and outdoor play areas to the western boundary of
the proposed development;

2.

The height of the proposed 2.7 metre western boundary fence; and

3.

The potential for traffic congestion along Methuen Street during peak drop-off and
pick-up periods.

t

Development Plan expectations

m
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The land and our clients' land are located within the Residential Zone and Residential
Policy Area A560. Although the development site fronts Prospect Road, as the Zone is
also located on the eastern side of Prospect Road, both the development site and our
client's land are within the "heart" of the Zone. The argument faintly advanced by the
applicant's consultants to the contrary 1 is at odds with the Zone boundary.

ch

It is patently wrong to place any reliance whatsoever on the Draft Planning and Design
Code 2. The Development Act makes it plain that the Development Plan in force at the
date of the application is the relevant plan, not some potential future policy 3. In any
event, the Code is only in draft form at present.

At

ta

As the development is proposed within a Residential Zone, directly abutting and almost
entirely surrounded by longstanding dwellings, it is important to emphasise the
expectations of the Development Plan concerning the interface of residential and nonresidential development. This is particularly important in ascertaining what the policy
intent is for the assessment of impacts such as noise or the height and length of boundary
structures. The Zone and policy area clearly anticipate pleasant residential living
environments.
In addition I emphasise (with underlining) the following relevant, specific Council wide
policies CW PDC 69

The length and height of the walls of buildings should be such that
they do not contribute to a significant loss of amenity to adjacent
dwellings and land.

CW PDC 72

Except where varied by zone and/or policy area provisions, side
boundary walls should be limited in length and height to:
(a)

1
2
3

minimise the visual impact of buildings from adjoining
properties;

See the letter from Ekistics dated 13 May 2020 at page 9.
See pages 7-8 of the letter from Ekistics dated 13 May 2020.
See section 53(2) of the Development Act.

jal:p220151_003.docx v2
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CW PDC 73

Single-storey dwellings should be set-back:
(a)

Not less than one metre from side boundaries, unless the
dwelling is designed to be constructed to the side boundary,
in which case the building should:
(i)

Conform with daylight and sunlight standards
described in Principles of Development Control.

(ii)

Not contain any windows, doors or other openings in
the wall situated on the boundary.

(iii)

Except where varied by zone and/or policy area
provisions, not contain a wall greater than 8 metres
continuous length and a maximum of 15 metres on the
boundary.

Building height should maintain a compatible scale with adjacent
development.

t

CW PDC 75

75

Proximity of Outdoor Play Areas

m
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CW PDC 285 Development with the potential to emit significant noise (e.g.
industry) should incorporate noise attenuation measures that
prevent noise from causing unreasonable interference with the
amenity of noise sensitive premises.
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The sand pits and outdoor play areas are proposed to be located abutting the eastern
boundary of our clients' land, and on the western boundary of the development. The
shade sails are expressly said to not be part of the application. However, the
application advises that shade sails are intended to cover the play areas.

At

This approach is unsatisfactory. The Council is asked to assess a proposal that on its
own terms is clearly not the entirety of the development proposed. This is at odds with
the approach required by the Supreme Court 4. It is very difficult for the Council to
properly assess the impacts on adjoining residents of structures in this part of the
development site (close to dwellings) without that detail. This detail should be sought by
the Council and it should be provided.
Our client is understandably concerned about the potential noise impact that may result
from the location of the play areas. The likely adverse impacts are (a) noise, (b) the
shade structures and/or (c) the effect of long, tall acoustic fencing treatments.
Our clients' preference is for the building to be moved closer to our client's land and for
the play areas to be moved either adjacent Methuen Street or between the building and
the proposed car park.
Noise impacts
The Development Plan makes it clear that development should not materially impair the
amenity, or cause unreasonable nuisance to the community by way of the creation of
noise or vibration. 5

4
5

Karytinos v Corporation of the Town of Walkerville [2010] SASC 5 at [63]-[71].
Council Wide, Principle of Development Control 278.
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Similarly, the Association of Australasian Acoustical Consultant Guidelines for Child
Care Centre Acoustic Assessment recommend maximising the separation between
active outdoor play areas, and the façade of any neighbouring residential premises. 6
The sand pits and outdoor play areas have the potential to generate noise disturbance
for our clients. Relevantly, Commissioner Green succinctly stated in Emali Early Learning
Centre Inc v Mitcham CC: 7
"…it is appropriate to acknowledge and make some allowance for amenity
impact to residential occupiers adjacent, particularly for the likelihood,
propensity and extent of potential spiked or annoying noises or
characteristics...I consider there to be a reasonable risk that noise arising from
such a use and activities is likely to cause a negative amenity impact to adjacent
residential occupiers (of average sensitivities and faculties), both to the east and
west, particularly on the upper levels of those buildings given a greater direct “line
of sight” for noise transmission. It would not enhance amenity." 8

Limits of the noise assessment

m
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An attempt has been made to overcome the layout shortcomings of the proposal by
proposing an acoustic fence at 2.7m in height along our client's boundary. However,
there are several difficulties with this approach. Firstly, it only reduces the noise impact
from "seriously annoying" to "moderately annoying". Secondly, it creates a
substantial structure on the boundary well beyond the character and amenity expected
in the heart of a residential Zone.

ch

The acoustic assessments provided with the application do not provide the Council with
any comfort that the proposal is suitable in its proposed layout.

At

ta

Firstly, the acoustic assessment relies on noise levels measured from a noise logger
placed on the development site. The noise logger was placed in direct line of sight of
Prospect Road with no barrier in between. The logger would have measured noise from
Prospect Road as it directly impacts that open space beside the existing building on the
development site. However, our clients' land is of course set further back and behind
the fence and in parts, behind the existing building on the development site. The noise
logger therefore does not represent the existing acoustic amenity enjoyed on our clients'
land.
Secondly, the noise assessment does not address the issue of character and addresses
only the issue of noise levels. Zone PDC 5 expressly refers to the effect of noise on the
"character and amenity of the locality".
The character of the locality is not one that is affected by noise from child care centres.
The character and amenity of the Musolino land and other adjacent houses is a quiet,
pleasant, low density, suburban residential environment.
Thirdly, even with the substantial fence all the way along the boundary, the noise will still
be "moderately annoying". A "moderately annoying" impact is not "safe, pleasant,
convenient and distinctive living environment for all residents…" as required in
Objective 1 for the Zone.

6
7
8

Association of Australasian Acoustical Consultants Guideline for Child Care Centre Acoustic
Assessment, Version 2.0, Page 8.
[2015] SAERDC 36.
Ibid, [82].
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Being "moderately annoyed" most of the day, 5 days a week is not in any way
consistent with what the Zone or Policy area contemplate when they refer to the
character and amenity of the surrounding residential environment.
If a person wanted to be "moderately annoyed" most of the day, 5 days a week, they
would stay at work!
Proposed Fence Height
The floor levels/finished ground levels for the outdoor play area are not specified. There
are no details or elevations of the substantial 2.7m tall fence along the entire boundary.
The full extent of the impact of such a fence is difficult to determine with precision from
the current drawings. Indeed, the height of the building is not dimensioned in all respects.
It appears that the verandah element proposed on the western side of the development
site nearest our clients will be about 2.4m above the finished floor level.
A fence of 2.7m in height is taller even than the verandah. It is a substantial structure.
It contravenes the expectations of CW PDC 69, 72(a), 73(a)(iii) and 75 set out above.
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The proposed fence is excessive. It is of a considerable height and length, and will have
a detrimental impact on the character and amenity of our client's primary private open
space and habitable living room.
This suggests that the location of the noisy play areas is simply inappropriate.
Traffic Impact and Car Parking

ch

The proposed development site is situated on the corner of Methuen Street, a local road
with a single traffic lane in each direction, and Prospect Road, a secondary arterial road
with a single traffic lane part-time bicycle lanes in each direction.

At

ta

The site is also in close proximity to Blackfriars Priory School, located on the opposite
side of Prospect Road. Our clients have observed over many years that Methuen Street
is often used for drop-off and pick-up of school students, which results in traffic
congestion during peak periods on Monday to Friday, between 8-8.30am and 3-3.30pm.
The Development Plan provides that development should not materially impair amenity
or cause unreasonable nuisance to the community by way of the generation of vehicular
traffic; 9 and where appropriate, development should provide safe and convenient access
for private cars, cyclists, pedestrian service vehicles, emergency vehicles and public
utility vehicles. 10
The proposed point of access to the site via Methuen Street has the potential to add to
the congestion within the parking area or at the access point. Whether this creates risks
to the safety or appropriate queuing times is something that the Council ought to
consider.
While the peak drop-off and pick-up periods of children at Child Care Centres are
somewhat different to primary and secondary schools, being between 7-9am and 4-6pm,
11
this nevertheless increases the length of time for potential increased traffic congestion
for nearby residents.

9
10
11

Council Wide, Principle of Development Control 278.
Council Wide, Principle of Development Control 219.
As identified by CIRQA.
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Conclusion
In assessing a proposed development “it is necessary to balance the interests of those
who seek to develop a site with the interests of those who already reside in the relevant
neighbourhood or locality”. 12
While our clients do not object to the land use in principle, they invite the Applicant to
consider consulting with the owners of the adjacent properties in order to adequately
address these concerns.
The proposed development in its present form does not warrant Development Plan
Consent, and requires a revised submission.
Our clients wish to be heard in person, or by legal representative at the relevant meeting
of the Council’s Assessment Panel. As such, I would be grateful if you could advise of
the time and date of the relevant meeting.

ch

At

ta

James Levinson
BOTTEN LEVINSON
Mob: 0407 050 080
Email: jal@bllawyers.com.au
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Yours faithfully

12

Hutchens & Anor v City of Holdfast Bay & Anor [2007] SASC 238 at [21]
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P1 - Courtyard looking east
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P2 - Courtyard from Loungelooking east with sliding doors
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P3 - Courtyard looking SE
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P4 - View south from carport side yard on western fence
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P5 - Backyard looking east
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Scott McLuskey
From:
Sent:
To:
Subject:

Margaret King <margaretking@internode.on.net>
Thursday, 2 July 2020 11:22 AM
Administration
Attn: Scott McLuskey re: 22 Prospect Road

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
Dear Scott,
I am writing to express my concern about aspects of the development proposal for 22 Prospect Road.
I am particularly worried about the current intention to have both entrance and exit of the proposed
childcare centre in Methuen Street. Was there any traffic study before this proposal was made?
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This street already carries far too much traffic for a small suburban side street and is frequently both
congested and dangerous. Before and after school the western end functions as a mini racetrack and the
eastern end is a bottleneck of parents jostling for curb space to deliver or collect their sons who attend
Blackfriars. Adding substantially to the traffic in precisely the spot where it is most congested seems
unlikely to satisfy anyone and could well lead to accidents. The Blackfriars carpark on the corner of Te
Anau Avenue has the entrance in Te Anau and the exit onto Prospect Road. This appears to work
reasonably well and certainly doesn’t slow any flow on Prospect Road. Perhaps this might also be
considered to make some reduction to the traffic volume at the top of Methuen.

ch

My other concern is whether any provision has been made to safely remove the protected possums which
are currently living at 22 Prospect Road. I hope this can happen before the area is cleared.

At

With kind regards,
Margaret King
27 Methuen Street

ta

I would appreciate it if these issues could be drawn to the attention of the Planning Committee when the
proposed development of 22 Prospect Road is under discussion.

Sent from my iPad

1
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Scott McLuskey
From:
Sent:
To:
Cc:
Subject:

Tina Kelly <tkelly@thorntongroup.com.au>
Thursday, 2 July 2020 12:39 PM
Administration
David O'Loughlin; Matt Larwood; Peter Kelly
Att Scott McCluskey - Application for Category Three Development - 22 Prospect
Road Prospect SA 5082

Importance:

High

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links,
especially from unknown senders.

Good afternoon Scott

Traffic increase in what is already a busy thoroughfare.

m
en

1

t

We wish to raise our concerns at the above proposed development:-

Methuen Street is the main thoroughfare to access Blackfriars Priory School located at 17 Prospect Road Prospect
for those persons travelling from Churchill Road. It is extremely busy during peak-hour morning and afternoon
school drop-off/pick-up resulting in the following: -

ch
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-

Significant occurrences of speeding, posing danger to residents and on occasions pets.
Congestion at the school end of Methuen Street making it difficult to sometimes turn into Methuen when
persons have parked in the no-standing zone, thus causing increased vehicle queuing at this end. How can
this be safe for residents, students and now parents and children from a proposed child-care centre? Will
this result in the eventual transfer of the existing pedestrian lights in front of Blackfriars to the
Methuen/Prospect Road corner to accommodate this issue? Another significant cost to residents.
Wear and tear on infrastructure. The street has been designed and maintained for local traffic and already
with the school traffic it is often difficult to maintain tree growth, particularly at the Prospect Road end of
the street.

ta

-

With the introduction of an additional say 75 cars (based on capacity at 89 children + 5 staff members, morning and
afternoon – total 150) the above issues can only be exacerbated.
It is envisaged that increased traffic along Methuen Street will ultimately have a detrimental effect on the value of
properties in this street as the pool of future buyers will be reduced due to the above issues. We have lived in this
street for 23 years. Would we buy again here if there was significant increase in traffic – probably not.
2

Entry and Exit points.

The current property façade and existing drive-way faces Prospect Road. Our understanding is that the entry and
exit points will be moved to Methuen street thus making this street the main thoroughfare to access the facility
proposed. For reasons stated in point 1, we are not happy with this design and do not understand why access to a
commercial venture should be removed from an arterial road to a residential street.
3

Not in keeping with the current zoning policy

22 Prospect Rd Prospect is captured within Residential Zone Policy Area A560. The replacement property and usage
proposed is a commercial venture and not in keeping with the guidelines as documented under this policy. How
does this proposed development fit within the current Residential Zone policy and if it doesn’t fit why should we
allow it to?
1
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Based on the above and impact on residents of Methuen Street, we do not support the above development and
request that ours and other concerns raised be taken into consideration.
Kind regards
Peter and Tina Kelly
26 Methuen Street Fitzroy SA 5082

2

Registered - 03072020 - CR20/40135
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STATEMENT OF REPRESENTATION

Pursuant to Section 38 of the Development Act 1993
Ref. 050/572/2019

N

City of Prospect
128 Prospect Road
PROSPECT SA 5082

NAME OF REPRESENTOR(S):

T

C
#
d

O

—3

....Masoud & Joanne Ma.mood

RESIDENTIAUBUSINESS ADDRESS

4 Methue.Street, FitzroySA 5082

.

I

d I

JUL

:E D

202

Cf T y OF PROSPECT

POSTALADDRESS...............................................................................................................................................
EMAIL ADDRESS.......mmah moodiin ii
I REGARD TO THE PROPOSED DEVELOPMENT AT:
MY REPRESENTATION S
I N

THIS REPRESENTATION S
I (please tick one of the following):
U
n
I favour of the application
Against the application
U
Neither for nor against the application
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22 Prospect Road FITZROY
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MY COMMENTS ARE AS FOLLOWS (if space /s insufficient, attach additional pages):

Our objection to the,proposed development ison the basis of the increased traffic flow n
i Methuen Street
which i
s a narrow street and congested twice day by traffic generated from Blackfriars school. In addition
a

At
ta

many students use Methuen street to park their cars while attending the school. Being inexperienced drivers they often
park p o o s o that two way traffic is not possible for much of the time at the east end of the street. With the entrance
and exit to the car park of the.proposed development being on Methuenstreet, the traffic congestion is going to worsen
4rasticaii(cithaproposed89children plus staff). In addition there may be many parents who might find it
convenient to park on Methuen street during the day and take a bus to work thereby adding to the problern.

We might consider withdrawing our objection if 2 conditions are met.
1 The vehicular access to the site is from Prospect Road, with the entrance being from the north end of the site

. . _ a n d the t t j s o u t h end. I
entranceand exit were reversed, there would a problem with exiting cars
encountern9turnin9 traffic from Methuen Street.
2. Time restriction on parking on Methuen Street, eg 2 or 3 hour parking with exemption for residents and
perhaps students of Blackfriars School.

Please indicate below whether or not you wish to be heard by the Council's Assessment Panel in support of your .submission:

U
U
U

Ido not wish tobeheard
I wish to be heard personally
I wil be represented by.........................................................................

SIGNED:,

ltlahwod
J0VI1A1eJ

M cthmood

DATED'....2 June 202

For a representation to be valid, it must
Be submitted before the end of the notification period;
•
Include your name and address;
•
Set out the reasons for your representation;
•
Indicate whether or not you wish to be heard by Council's Ascessment Panel: and
•
If beinq made by 2 or more persons, nominate a peon who will be taken to be rnak/nq the representation,
•
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Blackfriars Priory School
17 Prospect Road, Prospect, SA 5082

PO Box 86, Prospect, SA 5082

At
ta

Please refer attached.
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scobiac@bps.sa.edu.au

x
2/07/2020
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STATEMENT OF REPRESENTATION FROM BLACKFRIARS PRIORY SCHOOL
REFERENCE NUMBER 050/572/2019
•

•

•
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•
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•

The School has no objection to the presence of a Childcare centre on 22 Prospect Road
and welcomes the opportunity for potential co-operation with the operators of the
centre.
The School sees the presence of the Childcare centre as a potential for future
enrolments with some parents choosing Blackfriars as their school of choice.
The School anticipates an increase in traffic on Prospect Road and Methuen Street
during peak times in the morning and afternoon when currently there is traffic
congestion on both roads. The School is concerned about the management of traffic on
Methuen Street which is a narrow street with poor visibility when cars are parked on
either side of the street. The current plans show the entrance to and exit from the
Childcare centre to be from Methuen Street close to Prospect Road. Such placement of
the sole entrance and exit from the Childcare centre may cause serious traffic
congestion on both Prospect Road and Methuen Street.
An increase in traffic at peak times and an increase in traffic congestion has serious
implications for the safety of students walking to and from Blackfriars, noting that
Blackfriars is an R-12 school with many young students who live in locally in
Prospect/Fitzroy and walk to school.
The School is concerned that the design, appearance, choice of building materials,
finishes, fencing and landscaping of the Childcare centre align with the high quality,
traditional visual appearance of homes in the Fitzroy residential area.
Blackfriars experienced significant development application scrutiny when applying for
approval to build the Aquinas Centre, a building set back from Prospect Road on
Highbury Street. The School appeared before the planning committee on 3 occasions
before final building approval was granted.
The position of the proposed Childcare centre on Prospect Road is prominent and visible
to all residents and visitors to Fitzroy and the materiality of the building and surrounds
must be of the highest quality and appropriate style for the neighbourhood.

Attachment 74

90

Scott McLuskey
From:
Sent:
To:
Subject:

Tony Roth <tonyemda@hotmail.com>
Wednesday, 1 July 2020 9:08 AM
Administration
Development Services: CT 5892/37 22 PROSPECT RD FITZROY DEVELOP

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
CEO
CITY OF PROSPECT
DEVELOPMENT SERVICES
DEAR SIR/MADAM,

m
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THANK YOU FOR THE OPPORTUNITY TO PROVIDE INPUT TO THE ABOVE PLAN.
I HAVE ONE MAJOR CONCERN WITH THE ABOVE DEVELOPMENT.

THIS DEVELOPMENT WILL HAVE A SIGNIFICANT HAZARD IMPACT OF INCREASED TRAFFIC
CONGESTION (ROAD AND PEDSESTRIAN USAGE) IN OUR RESIDENTIAL AREA OF THE
PROSPECT COUNCIL SHOULD IT PROCEED.
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HOW WIL OR CAN THE COUNCIL ADDRESS THIS INCREASED CONGESTION? TO PREVENT
THE QUEUING, CONGESTION, ACCIDENTS INVOLVING ALL ROAD USERS I.E. VEHICLES,
CYCLISTS AND PEDESTRIANS?

At

AS A RESIDENT OF THE NARROW METHUEN STREET, DURING SCHOOL DAYS ESPECIALLY,
BOTH STREETS ARE HEAVILY USED.
THE WELL ATTENDED BLACK FRIARS COLLEGE, ALREADY GENERATES SIGNIFICANT
WALKING AND VEHICLE TRAFFIC CONGESTION AND THERE ARE BLIND SPOTS AT THAT "T"
JUNCTION. BOTH PROSPECT ROAD AND ESPECIALLY THE ENTIRE METHUEN STREET
BECOME A VERY BUSY THOROUGH FARE.
CONSIDERATION TO EARLY COUNCIL RESEARCHING BE GIVEN - BY INSTALLING ONE OF
THOSE "ROAD USER SYSTEMS" TO MEASURE THE CURRENT HEAVY USAGE IN ADDITION
TO STAFFED TRAFFIC MONITORS AT VARIOUS TIMES.
THIS LOCATION IS THE WRONG PARCEL OF RESIDENTIAL LAND FOR SUCH A BUSINESS
DEVELOPMENT, GIVEN MY GENUINE CONCERNS RAISED ABOVE.
I LOOK FORWARD TO YOUR ACKNOWLEDGEMENT AND RESPONSE.
YOURS SINCERELY
ANTHONY ROTH
12 METHUEN STREET
FITZROY SA 5082
1
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Scott McLuskey
From:
Sent:
To:
Subject:

Grimbo <carolineandgrimbo@bigpond.com>
Monday, 29 June 2020 4:34 PM
Scott McLuskey
Proposed Development 22 Prospect Road

Follow Up Flag:
Flag Status:

Follow up
Completed

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links,
especially from unknown senders.
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Dear Scott
This morning I came to look at the proposed childcare centre plans at the top of Methuen Street.
I would like to lodge an objection to this.
I live at no 30 Methuen Street and we are subject to heavy traffic at drop off and pick up times to Blackfriars
school. Further traffic for a childcare centre would make it difficult to drive in and out of our properties in addition
to the already disruptive speeding and traffic noise we are subjected too every day by Blackfriars parents.
Kind regards
Caroline Walker-Grime

At

ta

ch

Sent from Mail for Windows 10

1
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Scott McLuskey
From:
Sent:
To:
Subject:
Attachments:

Vicki Shearer <Vicki.Shearer@sapowernetworks.com.au>
Tuesday, 30 June 2020 1:49 PM
Administration
RE: Development Application 22 Prospect Road (CT 5892/37),
Council submission.docx

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
Hi,
Please find attached my comments regarding the development application for the property located at 22
Prospect Road, Fitzroy.
thanks
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Vicki

At

ta

ch

***********************************************************
This email and any file attachments are highly confidential. If you have received this email in error please
notify the sender and delete the email. You should note the contents of the email do not necessarily
represent the views of SA Power Networks, nor can we guarantee that the email is free of any malicious
code. If you have any doubts about the source or authenticity of the email, please contact us on 13 12 61.
***********************************************************

1
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Submission about development application for 22 Prospect Road, Fitzroy

My main concern about this development is the traffic along Methuen Street. Methuen street is quite
narrow and if a car is parked on both sides (which happens regularly) only one car can pass between at a
time, so drivers are constantly having to stop and allow other cars through. Many of the houses in the
street have narrow, single driveways so there are always resident’s cars parked on the street. Plus,
students of Black Friars who drive, park at the top of Methuen St.
Parents of Blackfriars Priory school students already use Methuen Street as a drop zone and the traffic,
particularly in the morning, is busy. We live at the bottom end of Methuen St. and between 8.10am and
8.45am it can be difficult to reverse out of our own driveway onto the street due to the traffic. A
continuous stream of cars turns into our street from Braund Road. With a childcare Centre located at
the top of our street as well, the traffic will be chaos.
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There is also significant amount of speeding along Methuen Street as parents race to get their kids to
school and get to work. I note this happens on Daphne St already so imagine we would end up the same.
We have families with young children who ride/walk/scooter to local schools along both Methuen and
Braund and this increased traffic is a danger to them.

m

Braund Road is meant to be bike friendly but with this significant increase in traffic it will be much less
so. The traffic along Prospect road is bumper to bumper from Fitzroy Terrace to past Daphne St, so cars
are using Braund Road to avoid delays.

At
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I cannot see how any major commercial building on that corner is practical for the residents.
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Scott McLuskey
From:
Sent:
To:
Subject:

Philip Ryan <philip.ryan@adelaide.edu.au>
Tuesday, 30 June 2020 8:16 AM
Administration
response to application for development at 22 Prospect Road

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
[attention: Development Services, City of Prospect]
An application to develop a childcare centre at 22 Prospect Road (on the corner of Methuen Street) has been
lodged with Prospect Council.
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We live at 13 Methuen Street and have done so for over 35 years. We have no objection to a childcare
centre on the proposed site per se, but we are concerned that the traffic implications have not been fully
considered for a centre of this size in this position.

At
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Methuen Street forms a T- intersection with Prospect Road. There is a pedestrian crossing, controlled by
traffic lights, servicing Blackfriars School offset to the north of that intersection along with bus stops on the
east and west sides of Prospect Road. The offsetting of the traffic light from the intersection makes egress
from Methuen St difficult especially at peak hours. We believe that the estimate of 20% of trips for the
proposed centre using Methuen Street is very likely an underestimation (and it is unclear what assumptions
underlie this estimate). Extra traffic congestion is likely to occur because of the peculiar arrangement of the
Methuen St/Prospect Road intersection and this means that many patrons of the proposed childcare centre,
when exiting, will prefer to turn left and proceed west down the length of Methuen Street. In addition, we
think it likely that more than 20% of patrons will approach the centre along Methuen Street. Although it is
primarily a residential street it also serves as a through route for traffic from Whinham Street, Cheffers
Street, Halstead Street and Avenue Road, which are not independently connected to Prospect Road. It
carries more traffic than expected because of this. It is also a major drop off and pick up site for Blackfriars
school and in recent years has become a popular all-day parking zone for senior school students – mainly at
the eastern (Prospect Road) end where patrons of the proposed centre will be attempting to enter and leave
the premises.
It is also not clear how the estimate of 43 trips in the morning peak period was derived. If we accept the
estimate of 0.8 trips per child (presumably some will come by foot or public transport, and there may be
multiple children per vehicle) then if there are 89 places at the proposed centre we would expect about 72
trips (excluding staff movements) in the morning, assuming the centre was operating to capacity. 43 trips
would correspond to about 54 places being filled on an average morning, so is the centre expecting to run at
about 60% capacity? If this is the assumption underlying the traffic flow estimate, is it just an initial one, or
might the capacity (and hence traffic) increase over time? If this is not the assumption underlying the traffic
flow estimate, how was the estimate of 43 trips derived? The same argument applies to the afternoon peak
period.
We are concerned that the child care centre, as currently proposed, will exacerbate the existing traffic
pressures.
We request that Council further investigate the traffic implications of the childcare centre
application. Thank you for providing the opportunity to respond to this application.

1
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Philip Ryan
Marilyn Russell
13 Methuen St FITZROY

At
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M: 0419 030 683
E: philip.ryan@adelaide.edu.au
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Our ref: 2016/070
1 July 2020
Chief Executive Officer
City of Prospect
PO Box 171
Prospect SA 5082
Attention: Scott McLuskey

Representation of behalf of CR & LM Humphreys in respect to DA 050/572/2019 –
Two-Storey Childcare Centre with Associated Car Parking, Fencing, Landscaping, and
Demolition of Existing Structures including Removal of a Regulated Tree, 22 Prospect
Road, Fitzroy

ch
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Re:
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Dear Scott

At
ta

I write on behalf of CR & LM Humphreys in regard to the proposal at No 22 Prospect Road,
Fitzroy, to demolition the existing dwelling and outbuildings & construction of a two-storey
childcare centre with associated car parking, fencing, landscaping (including removal of a
regulated tree).
This letter has been prepared as a representation. My clients own No 24 Prospect Road,
Fitzroy, immediately opposite the subject land, across Methuen Street.
The subject land is located within the Residential Zone as delineated on Zone Map Pr/6 of the
Prospect (City) Development Plan, dated 13 February 2018. In addition, the subject land is
located within Residential Policy Area A560 as delineated on Policy Area Map Pr/11.
The subject land consists of Allotment 64 at the corner of Prospect Road and Methuen Street,
Fitzroy. Allotment 64 has a development area (excluding right-of-way) of about 1969m2 with
frontages of 34.54m to Prospect Road and 57m to Methuen Street. The land contains an
existing detached dwelling facing Prospect Road and domestic structures.
Reasons for Representation
Land Use
The Residential Zone clearly envisages residential development as the primary land use, and
the content of the Desired Character Statement of Residential Policy Area A560 is entirely
about residential character. However, it is recognised that PDC 5 of the Residential Zone,
contemplates non-residential development of a local community nature. This comes with a
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caveat that non-residential development only serve a local function and that it will not
detrimentally affect the residential character and amenity of the locality, by way of emissions,
traffic generation or other impacts.
The scale of the child care facility, involving 89 child places, is beyond what could reasonably
be considered as serving only a local function. It is understood that the childcare delivery
model that has emerged across Australia since the 1990’s, generally involves facilities larger
than the traditional and community-based facilities that historically existed. However, that
does not justify the imposition of larger facilities and their increased impact on residential
amenity. It simply means that the location of larger childcare facilities should be in more
appropriate zones.
I note that Council Wide – Non-residential Development in Residential Areas PDC 128, does
not reference child care facilities, only local shops, primary schools and local open space.
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Site Coverage
With reference to Residential Policy Area A560 - PDC 4, the Development Plan envisages a
maximum site coverage of 40% in the case of two-storey dwellings. Albeit, that the proposed
land use is not a dwelling, the site coverage of a non-residential use is even more important in
respect to its impact on the character within a low intensity residential policy area.
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I note that both adjacent sites fronting Prospect Road contain a two-storey dwelling on similar
size allotments, with a site coverage less than 25%.
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Character of Locality
The western frontage to Prospect Road, within the Residential Zone (between Fitzroy Terrace
and the Urban Corridor Zone), is entirely residential in nature. In addition, the entire eastern
frontage to Prospect Road within the Residential Policy Area A560, is entirely residential. The
subject proposal will be the first non-residential use within the Residential Policy Area A560
along Prospect Road and within the Residential Zone on the western side of Prospect Road
between Fitzroy Terrace and the Urban Corridor Zone.
It is also noted that the subject land is between two Local heritage places (Table Pr/1 – No. 16
& 24 Prospect Road)). Council Wide – Development Adjacent Heritage Places PDC 138, states
that development adjacent State and local heritage places should be sited and designed to
reinforce the historic place/s and maintain their visual prominence.
Vehicle Generation
The relevance of limiting the scale and nature of non-residential development, to that which
serves a local area function, has a great deal to do with traffic generation. Not only will the 89
place childcare facility generate substantially more vehicle movements per weekday, than a
dwelling, but in the case of the subject proposal, existing traffic issues relating to Blackfriars
school will be exacerbated. The peak morning and afternoon times for school and childcare
drop-off and pick-up overlap.
I would make the following more specific comments, in respect to the likely additional impact
on the locality:
• The south bound turn right lane on Prospect Road into Methuen Street, is limited
to five vehicles. Vehicles queued waiting to turn into Methuen Street during peak
2
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times and a bus in the bus stop in front of Blackfriars school will block south-bound
traffic flow
The essential requirement of signing children in and out, increases the time of
vehicles on-site, contributing to traffic congestion during peak hours
The size of the facility beyond servicing only a local function, increases the
potential for parents to park their vehicles in local streets and use public transport
to the city for work
The short distance on Methuen Street between the vehicle access and Prospect
Road, allows only two vehicles to queue
The intersection of Methuen Street and Prospect Road during school drop off and
pick up can now be chaotic – additional traffic generated by the childcare centre
will magnify congestion with the potential to affect the safety of school children
and residents
Additional vehicles queuing and turning at the intersection, will potentially impact
the safety of bike riders using the bike lane along Prospect Road
Access to and from my client’s property at 24 Prospect Road, is likely to be
compromised during peak pick-up and drop-off times of the child care centre and
Blackfriars school
Additional vehicle movements and parking in Methuen Street generated by the
childcare centre, will impact the movement of rubbish collection trucks on
Wednesdays
A commercial waste collection vehicle travelling north along Prospect Road and
entering the site via Methuen Street, will need to use the full width of Methuen
Street (refer Figure 6.4), detrimental to vehicles exiting Methuen Street onto
Prospect Road
Emergency vehicles required to access Methuen Street will potentially be
restricted during peak drop-off and pick-up times
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Landscaping
It is noted that the car park area includes a 600mm wide landscaping strip adjacent Prospect
Road and small areas of landscaping adjacent the entrance to the car park on Methuen Street.
While this will contribute, to some extent, to reducing the impact of a large area of paving, it
is insufficient to screen, shade and enhance residential amenity. I refer in particular to
Metropolitan Adelaide – Residential Development PDC 11 and Council Wide – Movement of
People and Goods PDC 226(h).
Amenity – Bin Storage Area and Bin Collection Vehicles
The bin collection area adjacent Prospect Road is in an obtrusive location. Albeit that an
enclosure is proposed, the accommodation of three 660L waste bins close to Prospect Road
and the adjacent residential property, will have an impact upon the visual amenity of the
residential locality. In addition, the limited landscaping diminishes the opportunity to screen.
I note that the collection of waste is to be provided by a commercial operator, collecting when
the car park is empty. The planning report at 6.7.4 (2nd Para) states: ‘waste collection times
will be between the hours of 7am and 7pm Mondays to Saturday’. I assume this is a typo and
should say between 7pm and 7am. While Figure 6.4 (Planning Statement prepared by ekistics
dated December 2019) shows a turning path within the empty car park, to enable the truck to
enter Methuen Street in a forward direction, the position of the bins, about 10 metres distant
from the enclosure, is likely to encourage a driver to collect closer to the bins near the
3
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southern boundary and then reverse back to Methuen Street. This will impose on residents,
an unacceptable noise emission generated by the reversing warning beeper.
Car Parking Provision
I would query the number of car parking spaces allocated to staff.
Regulation 123 of the Education and Care Services National Regulations, requires the
following child to staff ratios:
• Under 2 years – 1 carer per 4 children
• 2 – 3 years – 1 carer per 5 children
• 3 - 5 years – 1 carer per 11 children
If it is assumed that there are about 30 children in each of the above age ranges, then 16 or 17
carers are required (7.5 + 6 + 3). Seven staff allocated spaces would appear to be insufficient.
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My clients would be less concerned about the development, if amendments incorporated the
following:
• Limiting the scale of the childcare centre to a capacity more in keeping with servicing a
local catchment
A reduction in the scale of the building to reflect a site coverage more in keeping with
adjacent Local heritage places fronting Prospect Road

•

Setting the building further west to allow for additional landscaping, to reduce the
impact of a large area of paving in a residential environment

•

Provision of a gate that can be locked during non-operational times limiting access to
the car park to prevent unwanted activity

•

Locate waste bins where they can be better screened and where bin collection can
guarantee minimal reversing of collection trucks and ensure the trucks leave the site in
a forward direction

•

Demonstrate that car parking spaces allocated to staff is sufficient
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My clients wish to appear personally or by a person representing them, in support of their
representation, before the Council Assessment Panel.
Yours sincerely

John Outhred BA Planning
On behalf of CR & LM Humphreys
Annexure 1: Relevant Provisions of the Development Plan referenced

4
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Annexure 1 - Relevant Provisions of the Development Plan Referenced
The subject areas covered by the provisions of the Prospect (City) Development Plan of particular relevance to
the proposed development are as follows:
Residential Policy Area A560
Objective 1: Provision of predominantly detached dwellings of a form and scale that maintains and complements
the established positive elements of the landscape, streetscape and built form character of the policy area.’
PDC 4: The maximum site coverage for single-storey dwellings is 50 percent. The maximum site coverage for twostorey dwellings is 40 percent.
Note: In determining site coverage, include all roofed areas, including outbuildings, garages, carports, covered
pergolas and verandahs.
Residential Zone
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PDC 5: Non-residential development of a local community nature such as small shops, health and welfare
services, child care facilities, primary and secondary schools, recreation, open space and similar facilities may be
developed within the zone provided that they are of a nature and scale that serves a local area function only and
do not detrimentally affect the character and amenity of the locality by the way of emissions, traffic generation
and other impacts.
PDC 6: The scale, bulk and design of non-residential development should be sensitive to the character of the
surrounding residential environment.
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Metropolitan Adelaide – Transportation (Movement of People and Goods)

Objective 13: A compatible arrangement between land uses and the transport system which will:
a) ensure minimal noise and air pollution;

At
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(b) protect amenity of existing and future land uses;
(c) provide adequate access; and
(d) ensure maximum safety.

Objective 14: A form of development adjoining main roads which will:
a) ensure traffic can move efficiently and safely;
(b) discourage commercial ribbon development;
(c) prevent large traffic-generating uses outside designated shopping/centre zones;
(d) provide for adequate off-street parking; and
(e) provide limited and safe points of access and egress.
Metropolitan Adelaide – Residential Development
PDC 6: Non-residential development in residential zones should provide adequate protection for residents from
air and noise pollution, traffic disturbance and other harmful effects on health or amenity.
PDC 11: Landscaping of development in residential zones should:

5
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(a) enhance residential amenity;
(b) screen storage, service and parking areas;
(c) provide protection from sun and wind; and
(d) not unreasonably affect adjacent land by shadow.
Council Wide – Non-residential Development within Residential Areas
PDC 128: Existing and proposed living areas should contain only residential development and associated
development such as local shops, primary schools and local open spaces.
Council Wide – Development Adjacent Heritage Places
PDC 138: Development on land adjacent to a State or local heritage place, as listed in Table Pr/2 - State Heritage
Places or in Table Pr/1 - Local Heritage Places, should be sited and designed to reinforce the historic character of
the place and maintain its visual prominence.

en
t

Council Wide - Movement of People and Goods

PDC 223: Development should not generate pedestrian or vehicular traffic onto or across a public road in such a
manner as to materially impair the movement of traffic on that road or to cause safety hazards.

(a) traffic hazards;
b) queuing on roads;
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PDC 224: The number, location and design of access points on public roads should be such as to minimise:

(c) right hand turn movements onto arterial roads shown on Map Pr/1 (Overlay 1);
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(d) interference with the function of intersections and traffic control devices; and
(e) intrusion of through traffic into adjacent residential streets.
PDC 226: Car parking areas should be located and designed to:
(a) ensure safe and convenient traffic circulation;
(b) minimise conflict between service and other vehicles;
(c) minimise conflict between vehicles and pedestrians;
(d) provide adequate areas for the manoeuvring of vehicles into and out of parking bays;
(e) avoid vehicle movements between parking areas via public roads;
(f) minimise the need for vehicles to reverse onto public roads;
(g) minimise the number of access points;
(h) provide landscaping to screen, shade and enhance their appearance;
(i) provide an impervious clearly marked surface;

6
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(j) provide for the proper drainage of stormwater; and
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(k) provide car parking spaces in accordance with Australian/New Zealand Standard 2890.1:2004.
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STATEMENT OF REPRESENTATION
Pursuant to Section 38 of the Development Act 1- 9913
Ref. 050/572/2019
City of Prospect
TO:

26 JUN 2020

City of Prospect
128 Prospect Road
PROSPECT SA 5082

NAME OF REPRESENTOR(S).

Received
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. . . IU S I N
F T R E S IADDRESS:
D E .....N. . T
I. . A
E S....S..
.
.........
POSTAL

........

/
A
ADDRESS............................I

2................. ?:i2±y.........................
...

2

EMAIL ADDRESS
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MY REPRESENTATION IS IN REGARD TO THE PROPOSED DEVELOPMENT AT:
.

22 Prospect Road FITZROY

I

26 JUN 202
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THIS REPRESENTATION IS (p/ease tick one of the following):
U
In favour of the application
U
Against the application
UNeither for nor against the application
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MY COMMENTS ARE AS FOLLOWS (if space is insufficient, attach additional pages):
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Please indicate below whether or not you wish to be heard by the Council's Assessment Panel in support of your submission:
U
U

I do not wish to be heard
I wish to be heard personally
I will be represented by
..............................................................

SIGNED:

......

.

..............
. .....................
............. ........................

DATED ......

For a representation to be valid, it must:
Be submitted before the end of the notification period;
•
Include
your name and address:
•
Set
out
the reasons for your representation;
•
Indicate whether or not you wish to be heard by Councils Assessment Panel; and
•
If beinq made by 2 or more persons, nominate a person who will be taken to be makinq the representation.
•

Registered - 03072020 - CR20/40136
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STATEMENT OF REPRESENTATION
Pursuant to Section 38 of the Development Act 1993

r-1--H E

Ref. 050/572/2019

TO:

City o f P r o s p e c t
128 P r o s p e c t Road
P R O S P E C T S A 5082

-

RESIDENTIAL

...................................../...........

ADDRESS:

....?

Y P ) .

.42...........

POSTALADDRESS:

/.,.
....
.......
.....,PcJ
C/I
EMAIL ADDRESS'

fr,,

.....

...........11.2.....

....

.................................
.......................................................................................

MY REPRESENTATION IS IN REGARD TO THE PROPOSED DEVELOPMENT AT:

THIS REPRESENTATION IS (please tick one of the following):
U
In favour of the application
i r
Against the application
U
Neither for nor against the application

en
t

2 2 P r o s p e c t R o a d FITZROY
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MY COMMENTS ARE AS FOLLOWS (if space is insufficient, attach additional pages):

Please indicate below whether or not you wish to be heard by the Council's Assessment Panel in support of your submission:

Vdo

U
U

not wish to be heard
I wish to be heard personally
I will be represented by
.........................................................................

SIGNED'

.....

.

D

A

T

o

CITY OF PROSPECT

' I )

NAME OF REPRESENTOR(S)'

S JUL 22'J

E

D

:

.

.

.6/2.

For a representation to be valid, it must:
Be submitted before the end of the notification period;
•
Include your name and address,'
•
Set out the reasons for your representation;
•
Indicate
whether or not you wish to be heard by Councils Assessment Pane!; and
•
If beinq made by 2 or more persons, nominate a person who will be taken to be makinq the representation.
•
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4 September 2020

REF No.: 00715-003

City of Prospect
PO Box 171
PROSPECT SA 5082
Attention: Scott McLuskey
By Email: scott.mcluskey@prospect.sa.gov.au

Dear Scott,

t

RE: RESPONSE TO REPRESENTATIONS – DA NO. 050/572/2019 – 22 PROSPECT ROAD, FITZROY

m
en

We refer to Council’s letter dated 3 July 2020 concerning representations received as part of the Category 3
public notification process.

Pursuant to Section 38 (8) of the Development Act, 1993 and on behalf of the Applicant, this letter provides a
formal response to the relevant planning matters raised within the representations.

correspondence 13 May 2020.

ch

This letter should be read in conjunction with our original Planning Statement (December 2020) and subsequent

In further support of our collated response, the following documents are provided as appendices to this letter:
Appendix 1:

Amended set of Architectural Plans prepared by Brown Falconer;

•

Appendix 2:

Goodstart early Learning correspondence dated 27 August 2020;

•

Appendix 3:

Letter from Cirqa in response to traffic concerns dated 28 August 2020;

•

Appendix 4:

Letter from Sonus in response to acoustic concerns dated 27 August 2020.

At

ta

•

The content of these plans and advices will be discussed within the body of this letter.
We are also in receipt of relevant State Agency Referral Response provided by the former Department of
Planning, Transport and Infrastructure (DPTI - Transport Assessment) and note that DPTI are supportive of the
proposed development subject to seven (7) recommended conditions of consent. We confirm the Applicant is
aware and amenable to all conditions specified by DPTI.

1. Summary of Representations
We note the development application was subject to Category 3 public notification and sixteen (16)
representations were received (noting that one (1) of these representations was received after the notification
period had closed). Three (3) of the representors have expressed a desire to be ‘heard’ by Council’s Assessment
Panel (CAP).
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Table 1.1 (over page) provides a list of those persons who submitted a representation, while Figure 1.2 displays
the location/affected address of the representors, relative to the subject site.
Table 1.1 List of Representors
Name

Address

Oppose/Support
Oppose

Wish to be
Heard
Not Heard

Submitted
By
Self

Alison O’Loughlin

3 Prospect Road

2

Max & Rosemary Pahl

7 Methuen Street

Oppose

Not Heard

Self

3
4

Peter & Yanoula Pisaniello

3a Methuen Street

Oppose

Not Stated

Self

30 Methuen Street

Oppose

Not Stated

Self

5

Caroline Walker-Grime & John
Grime
Ross & Anne Musolino

1 Methuen Street

Heard

6

Margaret King

27 Methuen Street

Do not object in
principle - concerns
Oppose

Not Stated

Botten
Levinson
Self

7

Peter & Tina Kelly

26 Methuen Street

Oppose

Not Stated

Self

8

Masoud & Joanne Mahmood

4 Methuen Street

Oppose

Not Stated

Self

9

Blackfriars Priory School

17 Prospect Road

Concerns

Not Heard

Self

10

Anthony Roth

12 Methuen Street

Oppose

Not Stated

Self

11

Vickie Shearer

Not Stated

Oppose

Not Stated

Self

12

Philip Ryan and Marilyn Russell

13 Methuen Street

Not Stated

Self

13

CR & LM Humphreys

24 Prospect Road

Do not object in
principle - concerns
Oppose

Heard

14

David Hamilton

16 Prospect Road

Neither

Heard

Outhred
English
Self

15

Richard Fogarty

3 Methuen Street

Oppose

Not Heard

Self

16 (late / invalid
representation)

Prospect Residents Assoc.

Not Stated

Oppose

Not Stated

Self

m
en
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Figure 1.2 Location of Representors

t

Representor
Identifier
1
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A summary of the concerns raised by the valid representors is provided in Table 1.3.
Figure 1.3 Summary of Representor Concerns
Representor
Identifier
(Refer Figure
1.2)
1

Name

Comments/Issue of Concern

Alison O’Loughlin

•

Site is not suitable for a commercial development

2

Max & Rosemary
Pahl

•

Traffic and parking congestion and access in Methuen Street

•

Suggests access via Prospect Road, no right turn for exit

•

Traffic and parking congestion and access in Methuen Street

•

Removal of regulated tree would be a ‘significant loss to the

3

Peter & Yanoula
Pisaniello

5

Caroline WalkerGrime and John
Grime

Ross and Anne
Musolino

•

Traffic and parking congestion and access in Methuen Street

•

Commercial development is not in keeping with the Policy Area intent

•

Tree removal will have an affect on the local environment

•

Proximity of outdoor play areas to the western boundary and resulting

m
en

4

t

streetscape

noise impacts

Height of the 2.7m western boundary fence is inappropriate (amenity

ch

•

and character)

Potential traffic generation along Methuen Street

•

Would prefer if building was shifted closer to western boundary and

ta

•

play area was either adjacent Methuen Street or between the building
and car park
Critiques the noise assessment

•

Request for details of shade sails

•

Concerns regarding location of vehicle access point and existing

At

6

•

Margaret King

congestion on Methuen Street

7

Peter and Tina Kelly

•

Suggests access via Methuen and exit via Prospect Road

•

Traffic and parking congestion and access in Methuen Street including
safety issue for children

•

May result in move of pedestrian crossing on Prospect Road to address
safety issues (costs)

8

Masoud and Joanne
Mahmood

•

Commercial development is not in keeping with the Policy Area intent

•

Tree removal will have an affect on the local environment

•

Traffic and parking congestion and access in Methuen Street

•

Suggests site access via Prospect Road and parking restrictions
on Methuen Street (resident/student exemptions)

REF 00715-003 | 4 September 2020
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9

Blackfriars Priory
School

119

•

No objection to land use

•

Concern with access/exit onto Methuen Street which is already
congested

12

Vickie Shearer

Philip Ryan and
Marilyn Russell

•

Building design requires further consideration

•

Traffic and parking congestion and access in Methuen Street

•

Council should undertake a traffic study of Methuen Street

•

Location for childcare is not suitable

•

Traffic and parking congestion and access in Methuen Street

•

Site is not suitable for a commercial development

•

No objection to land use

•

Concerned with traffic implications - egress from Methuen Street to

t

11

Anthony Roth

Increased congestion and traffic are a safety concern for students

m
en

10

•

Prospect Road is already difficult during peak hours

13

CR & LM Humphreys

•

Traffic assumptions by CIRQA may not be accurate

•

Site is not suitable for a commercial development

•

Scale beyond a local function and site coverage exceeds 40%

•

Character of western side of Prospect Road is residential – this would

ch

be first commercial intrusion

•

Development should reinforce the character of the local heritage
places and maintain their visual prominence
Traffic generation will exceed that of a local function and will

ta

•

exacerbate existing issues (School traffic)

At

•

Insufficient landscaping

•

Location of waste storage area is not suitable

•

Car parking – dedicated provision for staff is insufficient

•

Suggests reduction in scale of centre and building, relocation of
building and waste area etc

14

David Hamilton

•

Concern regarding trees on southern boundary (Pine and Jacaranda)

•

Trees will need to be removed to allow fence to be built. If kept, they
may die due to a lack of water

15

Richard Fogarty

•

Methuen Street is already congested due to school- drop off and
parking –proposal will exacerbate this issue

REF 00715-003 | 4 September 2020
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Having regard to the content of the valid representations, the relevant planning matters of concern have been
addressed under key headings. Further, an amended set of Architectural Plans are provided (refer Appendix 1).
Before turning to our detailed response, we note at least one (1) of the representations raised a concern
regarding the perceived impact of the development on property values. In this regard, we note that the
Environment, Resources and Development (ERD) Court has (on numerous occasions) confirmed that property
values should not be considered when assessing the planning merits of an application 1. As such, this concern
has not been considered in formulating our submission.

2. Response to Planning Matters
2.1

Land Use Suitability

t

We note the concerns raised regarding the introduction of a non-residential land use in a Residential Zone. The

m
en

issue of land use suitability is addressed in considerable detail in the Planning Statement submitted with the
original application (Section 6.2). The key points identified are summarised below:
•

The site is located in a Residential Zone which does anticipate non-residential and community-oriented
land uses and specifically references ‘child care facilities’;

•

The existing locality is not exclusively residential with an established commercial premise (Hair

ch

International) located immediately opposite the subject site, Blackfriars Priory School diagonally northeast and a number of commercial tenancies further north (less than 200 metres away);
•

The childcare is only proposed to operate from 6:30 am and 6:30 pm, Monday to Friday (with no
on the site;

The provision of child care services are extremely common in Residential areas ensuring they are

At

•

ta

children permitted outside before 7am) meaning there will not be any weekend or late evening activity

accessible and convenient to local families;
•

These centres are particularly suited to arterial road sites which offer convenient access;

•

The proposed capacity at 89 children is a relatively standard sized centre and is just below the Median
Number of Places for Day Long Childcare in South Australia which is 90 children (Data c/- South
Australian Register of childcare centres); and

•

The development has been sited and designed to minimise impacts on residential amenity in terms of
noise, light spill, odour, traffic impacts and overshadowing.

1

For example – refer to matter of Lazzarino v the Corporation of the City of Campbelltown & ANOR [2015] SAERDC 5 (10
March 2015)
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Lastly, we confirm that the new Centre, if approved, will be occupied by Goodstart Early Learning who will
relocate their facility located just down the street (250m north at 44 Prospect Road). This existing child care,
which caters for 54 children and occupies a converted office building, would be closed following construction of
the new, purpose built facility on the subject site.
Goodstart have communicated their intentions in the attached correspondence dated 27 August 2020 (refer
Appendix 2). The size and operational challenges posed by the existing centre at 44 Prospect Road are
recognised by Goodstart and evident upon viewing the site. The new centre will offer local families a purposebuilt facility with additional place capacity, substantially improved and safer on-site carparking for parents and
superior facilities and play space for children just 250 metre down the road.

2.2

Built Form Siting, Scale and Design

t

Concerns have been raised by some representor regarding the siting, scale, design and character of the

m
en

proposed building.

We note that Council’s Consulting Architect is supportive of the built from and architectural expression, the well
concealed second story, the material selection and the building setbacks.

We concur with this view, and consider the architecturally designed building highly sympathetic to the
established built form character with a modest site coverage of 46% and a very small first floor level tucked into

ch

the roof form such that it is virtually hidden from view. The material finishes are high quality and reflective of
the pallet found in the locality including stone, timber look, colorbond. The design adopts features evident in
dwelling in the locality including gable ends, hipped roof eave overhang, regular window placement, verandahs

ta

and defined entry porch. These features are also respectful of the locality’s historic character.
We note that the site in Policy Area A560 which, as the name suggests, allows for the subdivision of site areas of

At

not less than 560m2 and site frontages of not less than 15 metres.
As outlined the Planning Report, the full site area (which includes land occupied by Methuen Street Right of
Way) covers an area of approx. 2,898m2 while the developable area comprises an area of 1,965m2. Site
frontages measure 34.5 metres by 57 metres.
Based on these site dimensions, an alternative, viable development opportunity for the land could be for three
(3) new dwellings on three (3) allotment, each which would be in excess of the minimum allotment size (and in
the order of 655m2 per lot). We note this point as it is a useful comparison to what is proposed, that being a
single building, appropriately designed and sited to closely resemble the established residential character of the
Fitzroy and Prospect area as reflected in the following sketch views.
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Figure 2.1 Sketch views of the new Goodstart Childcare from Prospect Road (c/- Brown Falconer Architects)

ch

We remain of the opinion that the proposed built form is highly aligned to that sought in the zone and a far
more sensitive development outcome than would likely result from a residential infill project. The siting and
design of the building reinforces the character of the adjoining local heritage places and maintains their visual

ta

prominence.

Suggestions to move building further to west and reconfigure parking/landscaping have been considered

2.3

Traffic

At

however are not feasible for operational, vehicle access and amenity reasons.

We note the many concerns raised in relation to potential congestion, on-street parking, access and vehicle
manoeuvrability associated with the proposal and in particular, Methuen Street.
In response, Cirqa Traffic Engineers have provided a response to the traffic related matters raised in the
representations, specifically addressing:
•

The adequacy of on-site car parking for parents and employees;

•

The width and capacity of Methuen Street and impacts on traffic flow;

•

The proximity of the proposed access point to Prospect Road and why access isn’t provided from
Prospect Road;

•

Concerns regarding the functioning of the Methuen and Prospect Road intersection; and

•

Adequacy of traffic generation rates adopted.

Cirqa’s response letter is appended for your information (refer Appendix 3).
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Key points to note with respect to the traffic matters raised include:
•

That the proposal has adopted the same car parking rate which is applied to child care developments
throughout the State and that the on-site parking provision exceeds the surveyed peak demand rates;

•

Methuen Street, which has a 7.8-metre-wide carriageway, is actually wider than current local road
design standards which only require 7.2 metre wide carriageways;

•

The capacity of Methuen Street, as a local road, is in the order of 1,500-2,000 vehicles a day whereas
this road currently accommodates approx. 800 vehicles a day, demonstrating the road can easily
accommodate the additional traffic volume;

•

DPTI Traffic are satisfied with the access/egress arrangements including the distance of the crossover
to the intersection;

•

Access via Prospect Road was explored but is not feasible as there is no location along the Prospect

m
en

t

Road frontage that that would comply with the access restriction requirements of the relevant
Australian Standards;
•

Resulting queuing and delays will not be excessive or beyond the capacity of the road network, with
the intersection of Methuen and Prospect Road experiencing minimal change; and

•

Traffic generation and other analysis undertaken by Cirqa is based on extensive experience with other
childcare facilities and industry-accepted data.

ch

The points raised with respect to traffic are all valid considerations and we hope the additional information
supplied by Cirqa, together with their original Traffic and Parking Report, assists to inform Council and the
Representor’s regarding the actual traffic and parking impacts of the proposal, which as demonstrated, will not

2.4

Noise

ta

be unreasonable from an amenity perspective or beyond the capacity of the established road network.

At

Similarly to traffic matters, we have sought additional advice from Acoustic Engineers Sonus on the queries
raised in relation to noise impacts. Sonus’ additional correspondence dated 27 August 2020 is located at
Appendix 4. This should be read in conjunction with their original Acoustic Report submitted with the planning
application.
We note key concerns in relation to noise included:
•

The location of outdoor play areas adjacent the western boundary;

•

Commentary on the noise assessment undertaken and the level of annoyance to residents; and

•

Noise generated from waste collection.

The acoustic assessment undertaken by Sonus is consistent with the analysis undertaken for all other childcare
centres presented for determination by the Council Assessment Panel and all the recommendations presented
by Sonus have been adopted by applicant.
Confusion regarding the purpose of the noise monitoring is understandable and Sonus have clarified that the
placement of the logger relates to the reading of traffic noise associated with Prospect Road and the potential
noise from the proposed carpark. This data is relevant to the acoustic environment for those properties which
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have line of sight and/or frontages to Prospect Road. The Musolino’s property to the west of the subject site is
not assessed as a site already impacted by Prospect Road and as such, the assessment and resulting acoustic
treatment recommended along the western boundary are based on more conservative baseline criteria. Put
simply, the acoustic treatments proposed along the western boundary has not be discounted due to noise from
Prospect Road.
In terms of relevant planning assessment considerations related to noise, the CAP must give consideration to
the following Principles and resolve whether the proposal has sufficiently met the intent of these provisions:
Metro PDC 6 Non-residential development in residential zones should provide adequate protection for
residents from air and noise pollution, traffic disturbance and other harmful effects on health or
amenity.

t

Council Wide PDC 284 Development that emits noise (other than music noise) should include noise

m
en

attenuation measures that achieve the relevant Environment Protection (Noise) Policy criteria when
assessed at the nearest existing noise sensitive premises.

Further we note that the Prospect Development Plan (page 31) advises, rightly, that the onus of proof that the
proposed noise reduction measures prevent adverse noise impacts rests with the applicant via a report by an
acoustic engineer and that for the purposes of the Prospect (City) Development Plan, an acoustic engineer is
Australian Acoustical Society.

ch

defined to mean a person eligible for membership of both the Institution of Engineers Australia and the

The proposal has, in our view, conclusively demonstrated that the above provisions are achieved by providing a

ta

comprehensive acoustic assessment and recommendations prepared by a suitably qualified engineer which
ensures adequate from noise disturbance can be achieved. The Applicant commits to the installation of all

At

acoustic fencing as recommended by Sonus in accordance with current industry standards, that being solid,
airtight fences with 50mm acoustic insulation between the external panels.
In addition, the western acoustic fence design has been amended to maintain acoustic protection while also
addressing the fence height concern of this neighbour. This is addressed further in Section 2.5 below.

2.5

Fencing, Levels and other Structures

The neighbour to the west raised concern regarding the height of the western boundary fence, the lack of a
detailed elevation of the fence and the floor levels of the outdoor play area.
In response an angled/cantilevered western boundary fence is proposed which retains all the necessary acoustic
qualities but angles the top 900mm of the acoustic fence inwards, away from the neighbours property. An
indicative image of the proposed fence design is illustrated in Figure 2.2.
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Figure 2.2 Proposed /cantilevered western boundary fence design (c/- Sonus letter, 27 August 2020)

This boundary fence solution:

Provides the acoustic treatment as recommended by Sonus with the final height of the fence

At

•

remaining at 2.7 metres;
•

Reduces the apparent height and visual impact of the fence such that the portion on the boundary
measures 1.8 metres;

•

Incorporates a box gutter to ensure all stormwater is managed within the subject site and does not
flow into the western neighbour’s property;

•

Allows for the retention of the Musolino’s existing rendered courtyard fence (refer to Figure 2.3 over
page) with the new acoustic fence sited behind; and

•

In our view, will improve the outlook from the western neighbour’s courtyard.
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Figure 2.3 Western neighbour’s existing courtyard wall looking east into the subject site – acoustic fence
proposed behind (image c/- Botten Levinson representation dated 2 July 2020)

Final levels of the external rear play area will be resolved post planning during design development however the

At

play areas immediately beyond the building will be slightly lower than the building floor level and further to the
west there will be a step down of approx. 150mm to a lower level play area. To confirm, the fence, as viewed
from the western neighbours property will be a maximum height of 2.7 metres at any point along the boundary,
with the top 900mm angled towards the east, away from the boundary. The revised section drawing over the
page illustrates this intent.
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Figure 2.4 Section Plan showing proposed fencing and levels

Its should also be noted that the levels and fencing to Methuen Street have also been adjusted to enable the
baby play space to be a level (i.e. without a slope) and as a consequence, this northern boundary fence has been
increased to 2.36 metres (from 1.8 metres).

ch

Lastly, we note the request for additional details on the shade sails in the play area. Indicatively these are likely
to be in the order of 2.5-3m in height however the final design of the play space including these structures is yet
to be resolved. As stated in the Planning Report, these structures do not form part of this application and will be

Signage

At

2.6

ta

the subject of a separate development application at a later stage.

At the time of lodgement, the signage strategy for the application had not yet been resolved. As the application
has undergone consultation without the signage included, it is not now reasonable to add this element into the
proposal. Therefore, and as mentioned in the planning application, a separate application for site identification
signage will be submitted in the event this application is granted consent.
Notwithstanding, it is acknowledged that modest, sensitively designed signage is required. Indicative signage,
comprising a simple logo above the entrance and a low plinth sign on the north-east corner of the site is
illustrated below to show the intended signage approach.
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Figure 2.5 Indicative signage locations (not forming part of this application)

2.7

Landscaping and Trees

m
en

t

We note representor comments regarding the lack of mature planting opportunities and tree removal.
We reiterate that the proposal enables retention of some established onsite trees, incorporates landscaping
forward of the building including a row of crepe myrtle and native frangipani and will include landscaping in the
outdoor play areas.

As outlined, in the Planning Report, the building setback has been informed by advice from Arborman Tree
Solutions to ensure the established trees on the adjoining site to the south are protected from construction

ch

impacts. A number of tree protection recommendations are suggested by Arborman and the Applicant is
amenable to all being imposed as Conditions of any Consent granted.

ta

While a Regulated Tree located in the north-east corner of the site is proposed for removal, this tree has been
assessed by Arborman as a poor-quality specimen, which has surpassed its useful life expectancy. Accordingly,

At

its removal is considered reasonable.

2.8

Waste Storage/Collection

Concerns regarding the waste arrangements are noted. Waste collection arrangements are outlined in our
previous correspondence of 13 May 2020 and state that:
•

The collection of waste by a private contractor will take approximately 3 minutes per visit and will
occur outside of the centre’s operating hours either between 6.30pm and 7.00pm Monday to Friday,
or on a Saturday between 7.00am and 7.00pm (and are in accordance with EPA Guidelines);

•

No reversing movements on Methuen Street will occur with the 8.8m waste truck manoeuvring
entirely onsite, utilising vacant vehicle parking spaces, and exiting the site in a forward direction; and

•

waste is to be stored within covered receptacles, in a screened location and regularly removed from
the site.

The proposed waste arrangements are considered appropriate and reasonable in the context of the site
activities and location.
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3. Conclusion
This letter and attached plans and documentation seek to provide a response to the issues raised by the
Category 3 representations.
The key issues raised including Built form and design, traffic and parking, acoustic amenity, fencing, waste
management and landscaping have been addressed.
Thank you for the opportunity to respond and we trust this submission offers a constructive response to the
matters raised.
We welcome the opportunity to attend and present at the Council’s Assessment Panel meeting in due course.

m
en

t

Yours Sincerely

Rebecca Thomas

At

ta

ch

Senior Associate
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Amended Architectural Plans - Brown Falconer;
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Goodstart Early Learning Limited
43 Metroplex Avenue
Murarrie QLD 4172
CONFIDENTIAL – COMMERCIAL IN CONFIDENCE
27 August 2020
Ekistics
PO Box 32
Goodwood SA 5034

Attention: Beck Thomas

Dear Beck,

t

22 Prospect Road, Fitzroy SA

m
en

I refer to the application seeking council consent to develop a new childcare centre at the above
property. Goodstart operates the childcare centre at the close by 44 Prospect Rd property.

ch

Goodstart intends to relocate its operations from 44 Prospect Rd to the new centre to be developed
at 22 Prospect Road. We are looking to relocate due to our existing facility no longer meeting our
requirements. The existing centre is an aged retrofitted office, whereas the new centre will be a
purpose-built facility which will incorporate the latest thinking on early learning into its design. We will
be able to achieve operational efficiencies at the new centre, which are not possible at the existing
centre. There are other elements of the existing centre we are seeking to transition away from,
including its small capacity, and challenging car park. We will be able to provide a safer car park
and a higher quality of care to families at the new centre, compared to our current centre.

At

ta

Our Prospect centre has a very high rate of occupancy. Parents typically prefer to enrol their children
in a centre close to their home. By the new centre having a larger capacity than the existing centre,
more local families will be able to place their children in a centre close to home.
If you have any further questions, please call me on 04 9779 2882.

Yours sincerely

Paul Mitchell
Head of Acquisitions and Property
Goodstart Early Learning Limited

22 Prospect Road, Fitzroy SA
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Ref: 18302|BNW
28 August 2020

Ms Rebecca Thomas
Ekistics
PO Box 32
GOODWOOD SA 5034

m
en

EARLY LEARNING CENTRE
22 PROSPECT ROAD, FITZROY

t

Dear Rebecca,

ch

I refer to the development application (DA 050/572/19) for an 89-place child care centre
at 22 Prospect Road, Fitzroy. As requested, I have undertaken a review of comments
relating to traffic and parking matters received during the community notification period.

ta

A traffic and parking report was previously prepared by CIRQA in relation to the
development application (dated 12 December 2019). The previous report should be read
in conjunction with the following responses.

At

Fifteen representations (plus one late representation) were received in relation to the
proposed child care centre. A number of representations provided comments in relation
to traffic and/or parking matters associated with the proposal. Key comments (relating
to traffic and parking issues) received in the representations are provided in italics,
followed by my response.
“Adequacy of on-site parking provisions (and potential requirement for use of on-street
parking)”

The proposal will provide sufficient parking on-site to accommodate anticipated peak
parking demands associated with the child care centre. The level of parking provision
exceeds realistic peak demand rates identified at a number of comparable child care
centres. The parking provision includes allowance for both parent and staff parking.
There will therefore be adequate parking on-site to accommodate peak demands
without reliance on on-street parking in Methuen Street.

CIRQA Pty Ltd | ABN: 12 681 029 983 | PO Box 144, Glenside SA 5065 | P: (08) 7078 1801 | E: info@cirqa.com.au
CIRQA\\Projects\18302 Rebecca Thomas 28Aug20
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“Adequacy of designated staff parking numbers”

m
en

t

Concern was raised that only seven parking spaces are provided for staff (yet
reported staff numbers will be higher than this). The seven ‘staff’ spaces are
designated for staff use only due to their narrower dimensional provisions (User
Class 1 dimensions as per the Australian Standard). The designation is to discourage
parents from using these spaces (given they have reduced door opening provisions).
The remaining staff will be able to share the other spaces within the site with parents.
The level of staff parking provision is therefore greater than just the seven spaces.
This arrangement reflects typical conditions at child care centres where the level of
staff parking demand peaks after the morning parent peak demand period and
before the afternoon parent peak parking demand period. The shared parking
arrangement maximises efficiency of on-site provision without over providing parking
that would remain vacant for much of the day. Importantly, the surveyed parking
demand rates discussed in the original CIRQA report are based on both parent and
staff parking demands. As noted above, the on-site parking provisions exceeds the
surveyed peak demand rates.
“Width of Methuen Street and impacts on traffic flow”

ta

ch

A number of representors raised concern regarding the perceived narrow width of
Methuen Street.
However, adjacent the subject site, Methuen Street is
approximately 7.8 m wide. In comparison, typical local road design for residential land
divisions adopts a width of 7.2 m. Methuen Street would therefore not be considered
to be narrow (it is wider than typical road design provisions).

At

It is acknowledged that in locations where vehicles can park on opposite sides of the
road, that only one through bound vehicle can pass at a time. Such an arrangement
is acceptable under the Australian Road Rules. Passing opportunities are then
provided in regular locations due to the presence of driveway crossovers (i.e. where
parking cannot be accommodated). These arrangements present a benefit in
minimising vehicle speeds along Methuen Street and also discouraging higher levels
of non-local cut-through movements. The additional traffic volumes generated by
the proposal will not result in significant increases in delays for movements along
Methuen Street.
Additionally, it is noted that the presence of a linemarked (unbroken) centre line for
the first 45 m along Methuen Street from Prospect Road restricts parking on both
sides in this area (vehicles cannot be legally parked adjacent a centreline unless 3 m
clearance can be achieved). As a result, two-way flow is maintained near the
intersection as well as in the vicinity of the proposed access point. Should vehicles
park in this area, residents or staff/parents associated with the centre can liaise with
the City of Prospect for enforcement of the parking restrictions.

CIRQA\\Projects\18302 Rebecca Thomas 28Aug20
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“Proximity of the proposed access point to Prospect Road”

m
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Comments were raised in respect to the proximity of the access point to Prospect
Road. As detailed in the original traffic report, the access has been sited to ensure
conformance with the requirements of the relevant Australian Standards.
Additionally, as detailed in the original report, the only queuing impacts of the access
location would be associated with drivers waiting to exit the site and enter Methuen
Street. Such drivers will be required to give way to vehicles on Methuen Street (i.e.
general traffic movements on Methuen Street will have priority over child care related
movements). The data recorded at the adjacent intersection indicates that there
would be sufficient gaps presented such that queuing nor average delays would be
excessive. It is noted that the Department for Infrastructure and Transport (DIT) has
reviewed both the access point design and the traffic impact assessment and has
raised no objection to the proposed arrangements.
“Provision of access direct to Prospect Road”

ta

ch

Some representors suggested access would be more appropriately gained directly
from Prospect Road. Such an option was considered during early feasibility review of
the proposal. However, such an arrangement would create additional conflict points
on an arterial road and would not have been supported by DIT (given alternative side
street access options were available). Additionally, due to the opposite intersection
of Highbury Street with Prospect Road, there is no location along the site’s Prospect
Road frontage that would comply with the access restriction requirements of the
relevant Australian Standards.

At

“Appropriateness of traffic generation rates utilised”

The traffic generation rates adopted by CIRQA for the assessment of the proposal
are industry-accepted RTA Guide rates based on surveys of similar facilities. More
recent surveys in metropolitan Adelaide have identified similar traffic generation
rates at child care centres. Notably, the rates adopted have been accepted by DIT
for assessment of child care centres within metropolitan Adelaide and have also
previously been accepted for child care centres within the City of Prospect.
“Impacts of additional traffic movements on Methuen Street and its intersection with
Prospect Road”

As detailed in the original traffic report (and discussed above), the traffic generation
associated with the proposal is within the capacity of Methuen Street. Of particular
note, traffic modelling was prepared to identify the impact on traffic conditions at the
intersection of Methuen Street and Prospect Road (the location of greatest impact
of the additional movements). The modelling indicated that there would be minimal
change in conditions associated with the additional movements generated by the
proposed child care centre. Notably, the original traffic report and associated

CIRQA\\Projects\18302 Rebecca Thomas 28Aug20
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modelling files have been reviewed and accepted by DIT. Specifically, DIT stated that
the traffic report demonstrated that the additional volumes would be “…easily
accommodated within the adjacent road network”.
“Concern the level of traffic on Methuen Street will be above that associated with a ‘local
road’ ”

m
en

t

Traffic data recorded on Methuen Street (at its intersection with Prospect Road)
indicates it accommodates approximately 800 vehicles per day. Local roads are
typically considered to have a capacity for 1,500 to 2,000 vehicles per day. The future
traffic volumes on Methuen Street would remain below this level following occupation
of the centre. It is also important to note that movements into and out of the site will
be split to the east and west and the increase on any one section is less than
suggested by the overall forecasts. On the basis of the above, the proposal would
not alter the existing nature or function of Methuen Street.
Please feel free to contact me on (08) 7078 1801 should you require any additional
information.

BEN WILSON

ta

ch

Yours sincerely,

At

Director | CIRQA Pty Ltd

CIRQA\\Projects\18302 Rebecca Thomas 28Aug20
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Ekistics
Level 1, 16 Vardon Avenue
Adelaide SA, 5000
S5826C7
Attention:

Rebecca Thomas

27 August 2020

Dear Beck,
GOODSTART ELC – 22 PROSPECT ROAD FITZROY
RESPONSE TO REPRESENTATIONS

en

detailed in Sonus report S5826C5, dated May 2020 (the Sonus report).

t

A noise assessment has been made of the proposed early learning centre (ELC) at 22 Prospect Road Fitzroy, as

m

As part of the Development Application process, a number of representations have been received. The following

ch

summary provides a response to each representation relating to the Sonus report.

REPRESENTATION – DA 050/572/2019 - LEYTON PROPERTY - 22 PROSPECT ROAD, FITZROY

At
ta

(Botten Levinson Lawyers on behalf of Ross and Anne Musolino)
Our client is understandably concerned about the potential noise impact that may result from the location of
the play areas. The likely adverse impacts are (a) noise,…
The Sonus report incorporates noise reduction recommendations to ensure compliance with the World Health
Organisation (WHO) guidelines for community noise at all dwellings. The recommendations take into account
the location of the play areas, the number and age of children, the time spent outside and the relative location
and arrangement of the dwellings. The WHO guidelines note that where achieved, the majority of people will
be protected against moderate annoyance.

Assessment against the WHO Guidelines has been applied to a large range of similar early learning centres at
residential interfaces over an extended period of time.

…the acoustic assessment relies on noise levels measured from a noise logger placed on the development site.
The noise logger was placed in direct line of sight of Prospect Road with no barrier in between. The logger
would have measured noise from Prospect Road as it directly impacts that open space beside the existing
building on the development site. However, our clients' land is of course set further back and behind the fence
and in parts, behind the existing building on the development site. The noise logger therefore does not
represent the existing acoustic amenity enjoyed on our clients' land.

Sonus Pty Ltd

17 Ruthven Avenue ADELAIDE SA 5000

www.sonus.com.au
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The noise monitoring results have not been utilised to relax the recommended noise level provided by the
WHO Guidelines in this circumstance. That is, the results of the monitoring have not influenced the criteria or
the acoustic treatments associated with the noise from children playing in outdoor areas.

The noise monitoring results are used in the assessment of car parking activity. The location is representative
of the existing environment at other residences, which have line of sight to both the road and the car park.
Residences which are shielded from the road (and therefore not represented by the logging location) are

t

assessed more conservatively against “baseline” criteria, which are not adjusted for the existing acoustic

en

environment.

m

… the noise assessment does not address the issue of character and addresses only the issue of noise levels.
Zone PDC 5 expressly refers to the effect of noise on the "character and amenity of the locality".

ch

The WHO Guidelines assessment approach has been used to assess a large range of similar early learning
centres and compares the noise level from children playing against a recommended noise level established by

At
ta

the WHO to protect the majority of people against moderate annoyance.

A fence of 2.7m in height is taller even than the verandah. It is a substantial structure.
…
The proposed fence is excessive. It is of a considerable height and length, and will have a detrimental impact on
the character and amenity of our client's primary private open space and habitable living room.
The assessment methodology includes reducing the fence height as far as possible, until the noise level from
children playing in the outdoor areas is at the recommended noise level provided by the WHO Guidelines.
That is, if the fence height is further reduced, then the WHO Guideline criteria would not be achieved.

A boundary fence can be cantilevered into the site without affecting acoustic performance. Any such design
should be constructed to the same overall height and with acoustic absorption material to the inside (play
area) face in accordance with the following detail;

sonus .
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REPRESENTATION OF BEHALF OF CR & LM HUMPHREYS IN RESPECT TO DA 050/572/2019
(Outhred English Urban & Regional Planners on behalf of CR & LM Humphreys)
The bin collection area adjacent Prospect Road is in an obtrusive location.
…
The planning report at 6.7.4 (2nd Para) states: ‘waste collection times will be between the hours of 7am and
7pm Mondays to Saturday’. I assume this is a typo and should say between 7pm and 7am.While Figure 6.4
(Planning Statement prepared by ekistics dated December 2019) shows a turning path within the empty car
park, to enable the truck to enter Methuen Street in a forward direction, the position of the bins, about 10
metres distant from the enclosure, is likely to encourage a driver to collect closer to the bins near the southern
boundary and then reverse back to Methuen Street. This will impose on residents, an unacceptable noise
emission generated by the reversing warning beeper.
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The restriction in rubbish collection times aligns with the requirements of the Environment Protection (Noise)
Policy 2007 (the Policy). Those being, only between the hours of 9am and 7pm on a Sunday or public holiday,
and 7am and 7pm on any other day.

The Policy restricts the collection to the least sensitive times of the day and for activity to be screened. The
proposed location (adjacent Prospect Road) in combination with day time collection represents good acoustic
design features which are consistent the requirements of the Policy.

t

PROSPECT RESIDENTS ASSOCIATION

m

en

We are concerned about the noise problems that will arise from having 89 children and babies at this centre. As
discussed before we believe despite the traffic report and the noise report from the developers consultant we
also have very significant concerns that with a centre of this size there will be very irritating noise from the
children as they squeal in high pitched voices, scream, throw tantrums, fight, cry and yell inn excitement. … We
have no confidence despite the noise report that the acoustic fence will blot out the noise of the high pitched
squealing that a number of children can produce.

ch

The Sonus report incorporates noise reduction recommendations to ensure compliance with the World Health
Organisation (WHO) guidelines for community noise at all dwellings. The recommendations take into account

At
ta

the location of the play areas, the number and age of children, the time spent outside and the relative location
and arrangement of the dwellings. The WHO guidelines note that where achieved, the majority of people will
be protected against moderate annoyance.

Compliance with the WHO Guidelines will not result in the noise from children playing being inaudible but
rather will provide a noise level which has been applied to a large range of similar early learning centres at
residential interfaces over an extended period of time.
We are also concerned about this style of rubbish collection at tea time during the week or at any time on a
Saturday between 7.00am and 7.00pm. This style of waste collection can be very noisy if only for a short period
of time. … On a Saturday morning residents often like to sleep in but instead they are likely to be jolted before
they planned get up if rubbish is collected at 7am. On a week day it is likely to be while families are eating their
evening meal which again is not seen as a suitable time. Three 660 litre bins is substantial from a noise point of
view and is not suitable to primarily a residential area.

The restriction in rubbish collection times aligns with the requirements of the Environment Protection (Noise)
Policy 2007 (the Policy). Those being, only between the hours of 9am and 7pm on a Sunday or public holiday,
and 7am and 7pm on any other day.
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The Policy restricts the collection to the least sensitive times of the day and for activity to be screened. The
proposed location (adjacent Prospect Road) in combination with day time collection represents good acoustic
design features which are consistent the requirements of the Policy.

If you have any questions or require clarification, please call me.

t

Yours faithfully
Sonus Pty Ltd

en

Jason Turner
Senior Associate
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+61 410 920 122
jturner@sonus.com.au
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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.
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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.
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1. Executive Summary
Category

Details

PROJECT

Childcare Centre

ADDRESS OF SITE

22 Prospect Road, Fitzroy

CERTIFICATE OF TITLE

Allotment 64 Certificate of Title Volume 5892 Folio 37

SUBJECT SITE AREA

Approximately 2,898 m2

DEVELOPMENT SITE AREA

Approximately 1,965m2

DEVELOPMENT SITE FRONTAGE

Prospect Road - approximately 34.5 metres

m
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t

Methuen Street – approximately 57.0 metres
City of Prospect

RELEVANT AUTHORITY

City of Prospect

DEVELOPMENT PLAN

Prospect (City) Development Plan (consolidated 13 February 2018)

ZONING

Residential Zone

POLICY AREA/PRECINCT

Residential Policy Area A560

ch

LOCAL GOVERNMENT

Single Storey Detached Dwelling and Granny Flat

PROPOSAL DESCRIPTION

Demolition of all existing structures, removal of one (1) Regulated Tree

ta

EXISTING USE

At

(Ceratonia siliqua) and staged construction of a childcare centre (second
storey in roof space) with associated carpark, fencing and landscaping

NATURE OF DEVELOPMENT

Merit

REFERRALS/CONCURRENCES

Commissioner of Highways (DPTI)

PUBLIC NOTIFICATION

Category 3

APPLICANT

Leyton Property

CONTACT PERSON

Chris Carrey or Rebecca Thomas - Ekistics Planning and Design – (08) 7231
0286

OUR REFERENCE
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2. Introduction and Background
This Planning Statement has been prepared in relation to an application by Leyton Property to demolish all
existing structures, remove one (1) Regulated Tree (Ceratonia siliqua) and construct a childcare centre with
associated fencing, car parking and landscaping on a corner site at 22 Prospect Road, Fitzroy.
This Planning Statement provides information about the subject land and proposed development and addresses
the merits of the Development Application against the relevant zone, policy and ‘Council wide’ provisions of the
Prospect (City) Development Plan.
For the purposes of this Statement, the Development Act 1993 will be referred to as the ‘Act’, the Development
Regulations 2008 will be referred to as the ‘Regulations’ and the Prospect (City) Development Plan

t

(consolidated 13 February 2018) will be referred to as the ‘Development Plan’.

documentation:

m
en

This Planning Statement has been prepared with reference to the following plans and supporting

Appendix 1 – Certificate of Title;

•

Appendix 2 – Alexander Symonds Survey Plan;

•

Appendix 3 – Arborman Arborist Report

•

Appendix 4 – Brown Falconer site and floor plans, elevation drawings and visuals;

•

Appendix 5 – Sonus Acoustic Report;

•

Appendix 6 – CIRQA Traffic Report;

•

Appendix 7 – PT Design Stormwater Management Report;

•

Appendix 8 – List of new childcare centres in SA 2016-2017.

ta

ch

•

3.1

The Site

At

3. The Site and Locality

The ‘subject site’, depicted in Figure 3.1 over page, is located at 22 Prospect Road, Fitzroy and can be formally
described as Allotment 64 in Certificate of Title Volume 5892 Folio 37 (refer to Appendix 1).
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Figure 3.1 Subject Site – Looking West (Source: Google Earth)

The Certificate of Title indicates that Methuen Street is a ‘Private Road’ and forms part of the subject site, with
free and unrestricted rights of way (ROW). However, and contrary to its designation within the Certificate of
area of approximately 2,898m2.

ch

Title, Methuen Street appears to function as a ‘public road’. The subject site (including the ROW) comprises an

ta

The proposed ‘development site’ excludes the ‘Methuen Street ROW’ and is configured as a regular ‘corner’ site
which comprises an area of approximately 1,965m2 with a primary frontage to Prospect Road of approximately

At

34.5 metres and secondary frontage to Methuen Street of 57.0 metres.
The balance portion (the ‘Methuen Street ROW’) does not form part of this development proposal.
The site presently contains a single storey detached dwelling located centrally, with the main frontage of the
dwelling facing Prospect Road. The existing driveway/crossover is located on the southern side of the Prospect
Road frontage.
To the rear of the site facing Methuen Street, there is a ‘granny flat’ (or similar) and towards the southern side
of the rear yard there is a small outbuilding (shed).
The development site is presently underutilised, with the dwelling centrally located, setback from property
boundaries and existing roofed site coverage of approximately 25% (including the granny flat and shed).
As illustrated in the Survey Plan prepared by Alexander Symonds provided in Appendix 2, the site is fairly level
with a slight fall towards the rear (west).
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The site is presently fenced with masonry and open style fence along the Prospect Road frontage and a highlevel solid masonry wall along the Methuen Street frontage.
The subject site contains several established trees, the majority of which are located towards the northern side
of the site. The development proposal is supported by an Arboricultural Assessment, prepared by Arborman
Tree Solutions (refer Appendix 3), which identifies that the tree located in the north-east corner of the site is a
Regulated Tree (a Ceratonia siliqua (Carob Bean)). As will be discussed later in this Planning Statement, the
Applicant proposes to remove this tree as it has been assessed as a poor-quality specimen and is in direct
conflict with the proposed development.
The Arborist also identifies there are two (2) other trees on the site which have a trunk circumference greater
than 2 metres, however these are both Exempt species as they are located within 10 metres of the existing

t

dwelling (respectively identified as a Phoenix canariensis (Canary Island Date Palm) and Cinnamomum camphora

m
en

(Camphor Laurel)). Both of these trees will be removed prior to demolition of the existing dwelling and
therefore development approval is not required for their removal.

Also identified and assessed by Arborman are two (2) established trees located on the adjoining site to the
south. Tree 1 is a mature specimen Casuarina cunninghamiana (River She Oak) which is a Regulated Tree in
good overall condition. The other tree, Tree 2, is a mature specimen Jacaranda mimosifolia (Jacaranda) which is

ch

an Exempt species as it is located within 10 metres of a dwelling (on the same site as the tree).
As will be discussed later in this Planning Statement (refer Section 4.4), the proposed development has been
designed to protect both trees. The location of all trees assessed by Arborman are illustrated within Figure 3.2,

ta

while images of the site are displayed in Figure 3.3.

At

Figure 3.2 Location of Trees (Source: Arborman)
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Front of the existing dwelling (eastern elevation)

At

ta

ch

Looking west across Prospect Road, towards the
frontage of the site

t

Figure 3.3 Images of the Site

Looking south-west towards the Methuen Street
frontage of the site

3.2

‘Granny flat’ facing Methuen Street

The Locality

Two (2) residential sites adjoin the subject site to the south and one (1) residential site adjoins to the west. The
immediate locality is predominantly residential and comprises a variety of dwelling types at low to medium
density, including both single and two-storey dwellings. In general, the surrounding residential sites comprise
established character dwellings, typically of brick construction, with pitched and varied roof profiles and
generous boundary setbacks.
However, the locality is not exclusively residential. Within the Residential Zone, and on the opposite side of
Prospect Road, immediately to the east, there is an established commercial premise (Hair International), and
slightly further to the north-east is Blackfriars Priory School.
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Further to the north, at the intersection of Prospect Road / Te Anau Avenue, located within the Urban Corridor
Zone, we note there are three (3) commercial tenancies contained within a single building.
The Development Plan identifies several Local Heritage Places in proximity to the site which are identified as
follows:
•

Adjoining the site to the south – The Dwelling located at 16 Prospect Road;

•

Adjacent the site to the north, on the opposite side of Methuen Street – The Two Storey Dwelling at 24
Prospect Road; and

•

To the south-east, on the opposite side of Prospect Road – The Two Storey dwelling at 3 Prospect
Road.

While not identified within the Development Plan, we also note that the South Australian Planning and Property

m
en

t

Atlas (SAPPA) identifies 3A Prospect Road as a State Heritage Place. This is well separated from the subject site
and is located over 50 metres to the south-east on the opposite side of Prospect Road.
Prospect Road is a ‘secondary arterial road’ under the care and control of the Department of Planning,
Transport and Infrastructure (DPTI). Adjacent the site, Prospect Road comprises one (1) traffic lane and parttime bicycle lanes in each direction. Traffic data obtained from DPTI indicates that this section of road has an
Annual Average Daily Traffic (AADT) volume in the order of 17,800 vehicles per day (VPD), of which

ch

approximately 4% are commercial vehicles. Adjacent the site, a 50km/h speed limit applies on Prospect Road.
We understand the Metropolitan Adelaide Road Widening Plan (MARWP) shows a possible 6 metre road

ta

widening requirement for Prospect Road.

Methuen Street is a local road generally under the care and control of Council (except for that part of the ‘road’

At

which forms part of the subject site). Adjacent the site, Methuen Street comprises an approximate 7.8-metrewide carriageway with a single traffic lane in each direction. On street parking is generally unrestricted except
for approximately a 20-metre length adjacent the site’s frontage which is ‘No Stopping’ between 8.00am and
4.00pm on weekdays. Traffic data indicates that Methuen Street has an AADT volume in the order of 800 VPD
and a 40km/h speed limit applies.
The intersection of Prospect Road and Methuen Street form a priority (‘Stop’) controlled intersection. All
relevant movements are permitted at the intersection and a sheltered turn lane is provided for right turn
movements from Prospect Road into Methuen Street (for southbound traffic).
Sealed footpaths are provided on both sides of Prospect Road and Methuen Street, and there is a Pedestrian
Actuated Crossing (PAC) located on Prospect Road approximately 55 metres north of the site.
Formal cycling facilities are provided on both sides of Prospect Road, while cycling movements on Methuen
Street are either shared within the traffic lane (roadway) or on the footpath with pedestrians.
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Public transport services operate regularly along Prospect Road in both directions. Bus stops are located on
both sides of Prospect Road within close proximity to the subject site.
The following images highlight key features of the locality.

m
en

t

Figure 3.4 Images of Locality

Looking east along Methuen Street with Prospect
Road in distance

At

ta

ch

Looking north-west along Prospect Road from the
Methuen Street intersection, with Blackfriars Priory
School in distance

‘Hair International’ on Prospect Road to the east of
the subject site

Looking south along Prospect Road from the
Pedestrian Actuated Crossing

4. Proposed Development
4.1

Description and Centre Operations

The proposed development involves the demolition of all existing structures, removal of one (1) Regulated Tree
(Ceratonia siliqua) and construction of a two-storey childcare centre with associated car parking, fencing and
landscaping.
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The childcare centre will accommodate 89 children, from ages 0-5, and operate between the hours of 6:30 am
and 6:30 pm, Monday to Friday.
The childcare centre will comprise a detached building with ground floor footprint of approximately 644m 2. The
building also incorporates a small first floor level of approximately 100m 2 which is incorporated within the roof
space. Accordingly, the building presents as a single storey structure, with overall site coverage of around 46%
(roofed coverage including verandahs).
The ground floor area will be used for the care of children and includes separated spaces based on the ages of
children (nursery, toddler, kindy and pre-school) as well as reception, kitchen, amenity and storage spaces. The
upper floor area is serviced by stairs and lift and accommodates office, laundry, storage and amenity spaces to
support the overall function of the centre.

t

The building is oriented towards Prospect Road, with outdoor play areas provided behind the main building line

m
en

to the north, south and west of the building, screened from vehicular traffic along Prospect Road. Verandahs
extend along the sides and rear of the building providing shade to the outdoor spaces and to the building itself.

4.2

Demolition and Trees

The development includes demolition of all existing structures, including the dwelling, granny flat, outbuilding
(shed) and boundary fencing. To facilitate this process, the Applicant will engage with the relevant adjoining

ch

neighbours and follow due process pursuant to the Fences Act 1975. Several established trees (non-regulated)
are also to be removed from the site as part of the demolition works.

ta

The Applicant proposes to remove the Regulated Tree (the Ceratonia siliqua identified as Tree 3 in Appendix 3)
located in the north-east corner of the site. This tree has been assessed by Arborman as a poor-quality

At

specimen, which has surpassed its useful life expectancy with little aesthetic or environmental benefit.
The two (2) Exempt species on the site (Trees 4 and 5 in Appendix 3) will be removed prior to demolition of the
existing dwelling.

However, it is also highlighted that several existing established trees (non-regulated) will be retained and
incorporated within the proposed landscape strategy which will be discussed within Section 4.6.

4.3

Building Design

Site plans, elevations and visuals have been prepared by Brown Falconer Architects which can be found in
Appendix 4.
The proposed building is to be positioned centrally on the site and will exhibit similar setbacks and alignment to
Prospect Road and Methuen Street as the existing dwelling. Accordingly, views to the Local Heritage Places to
the north and south of the site will not be compromised. We also note that removal of the existing front fence,
and established, poor quality trees within the north-east corner of the site will assist to extend views of the
Local Heritage Place to the north from Prospect Road.
REF 00715-001 | 13 December 2019
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The main building line is setback approximately 17.5 metres from Prospect Road, set behind the proposed car
park and front landscape areas. From the north (Methuen Street), the building will be setback approximately 5
metres. The building has a stepped setback to the west (rear) with distances ranging from approximately 8.5
metres to 15.5 metres, while a setback of approximately 3.5 metres is provided to the south.
The building presents a maximum overall height of 8.8 metres to the apex of the roof and a ground floor wall
height of approximately 2.7 metres. As mentioned above, verandahs are provided to the north, west and south
of the building. A verandah is also proposed to the front of the building (facing Prospect Road) which provides
further articulation to the front façade.
The building responds to the context and character of the surrounding locality and reflects the established
height and scale of existing built form; incorporates a pitched roof with varied roof line pattern; gable aspects
and detailed design elements to the front façade for added visual interest; and the verandah projections assist

m
en

t

in reducing the perceived scale of the building.
External building materials include:

True Oak Deep Profile metal roof sheeting – Z600 heritage with galvanized finish;

•

Stone veneer walls finished in Allstone Sandstone ‘New Desert Sand’

•

Rendered brick, with painted finish in ‘Dulux Whisper White’®;

•

Gutters, flashings etc. finished in a combination of Colorbond ® Steel in Shale Grey, Wallaby and

ch

•

Monument; and

Windows finished in powdercoat matt black.

ta

•

Facing Methuen Street, visual relief is provided within the roof by three (3) small windows which face the street.

At

To the rear (west), two (2) small windows and outdoor utility area are also provided within the roof area. The
utility area will house a small clothesline to service the adjoining laundry area as well as air conditioning units.
All upper windows and the outdoor utility area are screened to a height of at least 1.7 metres above finished
floor level.

A small ‘faux’ chimney (which incorporates the lift overrun), finished in stone face to match the walls of the
building, is also provided on the roof which complements the overall design and materiality of the building,
interrupts the roof line and adds additional visual interest.
The building entrance which faces Prospect Road will be clearly identifiable through a feature parapet and its
centralised position.
Both the architectural form, scale and siting is consistent with the existing character of the locality and other
development fronting Prospect Road as well as being appropriately sensitive to other adjoining residential sites
to the south and west.
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In addition, indicative shade sail and play space structures have been identified within the supporting
architectural documentation. These structures do not form part of this development proposal. Shade sails and
other outdoor structures are commonplace within outdoor areas of childcare centres and are essential to
provide an appropriate level of shade/cover to children and staff utilising the outdoor spaces. The shade sails
have been included to provide ‘realistic’ context to the proposal.
A separate development application will be lodged for any future ancillary outdoor structures if required.
Similarly, no advertising signage accompanies this proposal. The Applicant will lodge a separate development
application in the future if advertising signage is required by the operator/tenant.

4.4

Tree Protection – Adjoining Site

The overall design of the development has been informed by advice from the consultant Arborist (Arborman

t

Tree Solutions) to ensure the established trees on the adjoining site to the south, including the Regulated Tree

m
en

(Casuarina cunninghamiana identified as Tree 1 in Appendix 3), are offered appropriate protection in
accordance with the relevant Australian Standard AS4970-2009 (Protection of trees on development sites).
The Tree Protection measures to be incorporated both pre, post and during construction include:
Pre-Construction Phase:
»

Project Arborist to be appointed and consulted on all matters relating to the care and

ch

•

maintenance of the trees and their Tree Protection Zone (TPZ);
Preparation and implementation of a Tree Protection Plan (TPP);

»

Erect a protective fence to protect as much of the TPZ as practical to protect each tree; and

»

Demolition works of the existing hardstand within the TPZ are to be managed with

ta

»

At

appropriate care, to ensure any roots that have grown around concrete edges are
appropriately protected.

•

Construction Phase:
»

No storage of material, equipment or temporary building is permitted within the TPZ
protection area;

»

Nothing is to be attached to the trees;

»

The fenced off area of each TPZ should have mulch installed and additional water applied
during the development phase;

»

All excavation within the TPZ to be carried out in a sensitive manner with an air-spade,
hydrovac or similar to a depth of 500mm;

»

Permeable paving at the existing grade to be installed within the TPZ of both trees; and
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Use of tree-friendly construction methodology i.e. use of Pier and Beam method within the
TPZ.

•

Post Construction / Compliance:
»

Certificates of Compliance to be attained from a suitably qualified Arborist at specified
development intervals; and

»

The Project Arborist to inspect the trees once the development has concluded to verify the
condition and any additional remediation works that may be required.

The architectural drawings provided in Appendix 4, identify the permeable paving areas to be installed around
both trees.

Fencing

t

4.5

m
en

In relation to boundary fencing, it is noted that a number of nearby properties, as well as the subject site, utilise
solid masonry walls facing the public realm. These masonry walls form a notable character element of the
surrounding landscape and generally complement the form and composition of those existing buildings.
However, to provide an active frontage and sight lines to and from the site, the front property boundary is to
remain open and delineated by landscaping which will be discussed below.

ch

In accordance with the recommendations of the Sonus ‘Environmental Noise Assessment’ (refer Appendix 5),
the following boundary fence treatments are proposed which will enclose and secure the outdoor play areas of
the facility:

1.8-metre-high fence, along a portion of the northern boundary as well as between the proposed

ta

•

building and northern and southern boundaries. The fence will comprise ‘Good Neighbour’

At

Colorbond® panelling finished in ‘Wallaby’, set on top of a 600mm masonry plinth (to a total height of
1.8 metres;
•

2.1-metre-high fence, along a portion of the southern boundary finished in ‘Good Neighbour’
Colorbond® ‘Wallaby; and

•

2.4-metre-high fence, along the rear (west) boundary finished in ‘Good Neighbour’ Colorbond®
‘Wallaby.

In addition, a 1.8m high fence (‘Good Neighbour’ Colorbond® ‘Wallaby) will be installed along a portion of the
southern boundary adjacent the proposed car park.
The use of solid fencing to a portion of the Methuen Street frontage is consistent with the established character
of the locality as well as the existing configuration of the site.
A screened bin enclosure is also proposed in the south-east corner of the site, adjacent the southern boundary
which will be set behind the front landscape area, and capable of accommodating three (3) 660 litre waste bins.
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Landscaping

As illustrated in the supporting architectural drawings (refer Appendix 4), several established trees are to be
retained to the north and west of the site which are to be incorporated within the outdoor play space, as well as
close to the car park entry.
These established trees will be supplemented with additional proposed landscaping around the site. The
proposed landscape strategy is focused on those areas of the site which will be directly visible from the public
realm (i.e. open to view and not set behind boundary fencing) and includes:
•

An approximate 600mm wide landscape area along the front property boundary comprising Native
Frangipiani trees, alternated with Crepe Myrtle trees, and low border planting between the trees;
Landscaping in the north-east corner of the site, adjacent the corner and car park entry; and

•

Landscaping to the west of the car park entry, in front of a portion of the building facing Prospect Road

m
en
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•

and along the southern side of the car park.

Final detailed landscape selections, including all grass, shrub and tree species will be fully resolved with the
operator during the detailed design phase. In particular, landscaping within the outdoor play areas is yet to be
determined, however these will be designed to integrate with the outdoor spaces.

ch

Retention of the established trees, along with the proposed landscape scheme oriented towards the public
realm, as well as future landscaping of outdoor play areas, will ensure delivery of a visually attractive
development both internally and externally.

Parking and Access

ta

4.7

CIRQA have undertaken a traffic and parking assessment to confirm that the proposed access/egress, vehicle

At

manoeuvring, and parking arrangements are feasible, safe and achieve the relevant Australian Standards (refer
to Appendix 6). This report sets out an assessment of the anticipated transport implications of the proposed
development, including:
•

Existing traffic and parking conditions surrounding the site;

•

Parking demand likely to be generated by the proposed development;

•

Suitability of the proposed parking in terms of supply (quantum) and layout;

•

Traffic generation characteristics of the proposed development;

•

Proposed access arrangements for the site; and

•

Transport impact of the development proposal on the surrounding road network.

The associated car parking area will be located to the east of the building adjacent the Prospect Road frontage.
Access to the site is proposed via a new two-way crossover on Methuen Street. The access will be 6.0 metres
width and will be located 6.0 metres from the tangent point of the corner of Methuen Street/Prospect Road
which complies with Australian/New Zealand Standards.
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A second point of access is proposed towards the rear of the site on Methuen Street; however, this is intended
solely for maintenance access to the rear yard, and access will be controlled by means of gated entry.
The existing driveway/crossover on Prospect Road will be closed and reinstated to kerb and gutter.
The car park will provide 22 spaces for staff and visitors, including one (1) accessible parking space and the
design of the parking area will meet or exceed the requirements of Australian/New Zealand Standard AS/NZS
2890.1:2004.
A pedestrian path will provide direct access to/from the footpath on Methuen Street with additional pedestrian
movements within the car park accommodated via the shared area, which is located adjacent the space for
disabled persons.

4.8

m
en

of the site within the car park and close to the entrance of the site.

t

Two (2) bicycle racks, capable of accommodating at least four (4) bicycles, are provided in the north-east corner

Stormwater Management

PT Design have developed a Stormwater Management Plan (SMP) to support the development (refer Appendix
7). The SMP is summarised as follows:
•

The existing Council stormwater infrastructure directly abutting the site is sufficient to support

The following Council requirements are to be adopted:
»

The finished floor level (FFL) of the building to be a minimum of 300mm above the highest

ta

•

ch

proposed stormwater run-off from the site and the site is not located within a flood zone;

adjacent top of kerb level;
»

Measures will be incorporated to ensure no stormwater borne pollutants are discharged into

»

At

Council’s drainage system; and
The stormwater discharge rate from the post-development site to the Council system for a
20-year ARI will not exceed the pre-development flow rates for a 20-year ARI. The discharge
rate shall be capped at 20L/sec and water volumes exceeding this rate shall be detained on
site using either an underground or above ground detention tank.

•

Ground stormwater surrounding the building and pavement shall be directed to either grassed and
landscaped areas (determined by pavement gradients) or to sumps (determined by pavement
gradients), where it will be collected in a 5.0kL underground detention tank;

•

All roof stormwater shall be directed to the 5.0kL underground detention tank;

•

Ground stormwater from the car park shall be collected by a series of sumps (determined by pavement
gradients). The stormwater is to be filtered by a solid pollutant filter/oil and grease arrestor before
collecting in the 5.0kL underground detention tank; and
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Stormwater shall be discharged from the site to the street water table via a pre-packaged pump
station. As some surface stormwater run-off will bypass the detention tank, the maximum allowable
discharge rate from the pump station is 17.6L/sec.

Adoption of this strategy will ensure that run-off from the development will have minimum impact on the
locality and will meet the requirements of both the Council and the Environment Protection Authority (EPA).

5. Procedural Requirements
5.1

Relevant Authority

Pursuant to Section 34(1) of the Act, the City of Prospect is the relevant authority responsible for the
assessment of the application.

t

Nature of Development

m
en

5.2

The development application is described as follows:

Demolition of all existing structures, removal of one (1) Regulated Tree and staged construction of an
89-place childcare centre (“pre-school”) with associated car parking, fencing and landscaping.
Referring to the land use definitions contained within Schedule 1 of the Regulations, a childcare centre is a form

ch

of ‘pre-school’:

“pre-school means a place primarily for the care or instruction of children of less than primary school

ta

age not resident on the site and includes a nursery, kindergarten or childcare centre” (our emphasis).
Childcare centres and pre-schools are neither listed as a ‘Complying’ or ‘Non-complying’ forms of development
within the Residential Zone. Consequently, the development application is for a ‘Consent use’, to be assessed

5.3

At

on merit against the relevant provisions of the Development Plan.

Public Notification

A ‘childcare centre’ is not listed as a Category 1 or Category 2 development in the Development Plan or the
Regulations. Therefore, the proposed development constitutes a Category 3 form of development for public
notification purposes.

5.4

Agency Referrals

As minor elements of the development will encroach within a road widening setback under the Metropolitan
Adelaide Road Widening Plan Act 1972, pursuant to Schedule 8(3) of the Regulations and Section 37 of the Act,
referral to the Commissioner of Highways (via DPTI – Transport Service Division) is required.
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6. Development Plan Assessment
6.1

Overview

The subject land is located within Residential Policy Area A560 of the Residential Zone of the Development Plan.
Figure 6.1 illustrates the relevant zoning for the site and the surrounding land.

At

ta

ch
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Figure 6.1 Zoning and Policy Areas

The following section of this planning statement provides an assessment of the proposal against the key
relevant Development Plan Objectives (OBJs) and Principles of Development Control (PDCs). This assessment is
grouped under a series of headings which address specific aspects of the proposed development. To avoid
repetition only key planning provisions have been referred to in the discussion below.

6.2

Land Use Suitability

While it is recognised that the primary objective of the Residential Zone is to accommodate residential forms of
development, non-residential, community-oriented development is also contemplated as follows:
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Residential Zone
OBJ 1

Safe, pleasant, convenient and distinctive living environment for all residents provided by a
range of housing together with local community facilities that complement the living
environment.

PDC 5

Non-residential development of a local community nature such as small shops, health and
welfare services, child care facilities, primary and secondary schools, recreation, open space
and similar facilities may be developed within the zone provided that they are of a nature and
scale that serves a local area function only and do not detrimentally affect the character and
amenity of the locality by the way of emissions, traffic generation and other impacts.

Residential Policy Area A560 is generally silent on non-residential land uses and instead focuses upon the form,

t

appearance and character of development. However, while Objective 1 identifies that residential development
from occurring.
Residential Policy Area A560
OBJ 1

m
en

should be the predominant or prevailing development type – it does not preclude non-residential development

Provision of predominantly detached dwellings of a form and scale that maintains and
complements the established positive elements of the landscape, streetscape and built form

ch

character of the policy area.

On this basis, a childcare facility is specifically envisaged within the Zone and may be an appropriate form of

ta

development within the Policy Area provided it is demonstrated that the scale and character is appropriate; the
facility primarily serves the needs of the local community; and the development does not detrimentally impact

6.2.1

At

residential amenity. We will consider each of these elements in turn.

Scale and Character of Development

Pre-schools form an important element of the education system, and since the 1990s, when significant changes
were made to Federal Government policy and funding, there has been a significant growth of commercial and
privately-owned childcare centres across Australia. This has led to a shift in the model of childcare delivery and
the emergence of private sector operated long-day-care centres (LDCs) which are generally larger than
traditional family or community-based centres. These centres are often located within residential areas, and on
convenient and accessible arterial roads.
This is recognised by a primary objective of the Development Plan (Objective 9 – Metropolitan Adelaide –
Community Facilities) which stipulates that appropriate community facilities [should be] conveniently accessible
to the population they serve…...[and] schools, hospitals, cemeteries and other institutions must be located
conveniently for the people they serve.
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We also note that legislative requirements within the childcare industry stipulate non-negotiable square
meterage spatial requirements per child. This dictates the need for childcares to provide large outdoor and
internal play spaces to support the land use.
In considering the ‘scale’ of the proposed development, we note this can apply to the spatial configuration of
the proposed development, for example, site area, site coverage, building height etc. However, ‘scale’ can also
relate to the intensity of the development, for example, the number of children attending the facility, hours of
operation and its overall impact on amenity.
In terms of ‘physical’ scale, we note:
•

The size of the development site is approximately 1,965m2 which can comfortably accommodate a
facility of the size proposed;
The proposed building is 644m2 with a total roofed site coverage of approximately 46% (including

t

•
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en

verandahs) which is well within the site coverage parameters specified for residential development
within the Policy Area (PDC 4 – 50% for single storey, and 40% for two-storey); and
•

The building is predominantly single storey (with a small first floor built into the roof space) with a
maximum height of 8.8 metres which is of a ‘residential’ scale, compatible with surrounding two-storey
development in the locality (for example, the site directly across Methuen Street to the north).

ch

Additionally, it should be noted that PDC 5 of the Residential Zone anticipates several non-residential uses which
would generally occupy a much greater physical space than the proposed development – for example, primary

ta

and secondary schools, recreation and open space.

Given all the above, we are of the view that the physical scale of the development is appropriate for the site,

At

and within the Residential Zone more generally.
In terms of the ‘intensity’ of scale we note:
•

The proposed hours of operation are limited to 6.30am to 6.30pm Monday to Friday, which is
reasonable within a residential context;

•

As will be discussed later in this report, the development has been sited and designed to minimise
impacts on residential amenity in terms of noise, light spill, odour, traffic impacts and overshadowing;
and

•

The maximum number of children, at 89, is not large by modern day standards for LDC facilities.
Ekistics have previously analysed the emergence of new LDC facilities within South Australia, and we
note that during 2016-2017, nineteen (19) new centres were opened across the metropolitan area
(refer Appendix 8). In those case examples, the number of approved places ranged from 38 to 169,
with an average of 104.3. In this regard, the proposed development is a below averaged sized facility.
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Further, it is also important to note that 89 is the maximum number of children that could be accommodated
within the facility at any one time. For a variety of reasons, childcare facilities rarely operate at capacity (for
example, child absences, staff annual leave, periods of under enrolment etc.) and therefore it is anticipated that
the facility will rarely operate ‘at capacity’.
For the above reasons, we are of the opinion that the ‘scale’ of the development is appropriate for the site and
within the Residential Zone more generally.
6.2.2

Accessibility and Servicing the Local Community

As discussed above, in the modern market, childcare centres are predominantly delivered by
commercial/private entities, rather than government delivered care services. Associated parental expectations
and requirements relate to the standard of facilities, hours of operation and convenience in terms of drop off

t

and pickup. These realities all lend themselves to the siting of childcare centres on large sites, along main roads,
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close to residential areas with supportive in-bound and out-bound vehicle access convenience.
In this regard, the subject site is ideally placed to support a childcare facility. The site is presently underutilised,
located within an established residential area and is highly accessible given its location on an arterial road and
well served by pedestrian and public transport links. Given this, the childcare centre is well placed to serve the
local surrounding community, recognising that it is also able to offer a service to the wider community, for

6.2.3

ch

example, as parents drop off and collect children on their journey to/from work.

Impact on Residential Amenity

ta

In considering the impact of the development on residential amenity, it is important to recognise the location of
the subject site adjacent to a secondary arterial road. While the site is located within a Residential Zone, the
locality is generally exposed to greater amenity-related impacts created by higher noise levels associated with
Residential Zone.

At

traffic movements along Prospect Road, compared to residential properties situated within the ‘heart’ of a

Notwithstanding, and as will be discussed within Section 6.7 of this Report, the development has been carefully
designed and assessed to ensure there are no unreasonable impacts to surrounding residential properties and
to residential amenity in general. This includes:
•

The hours of operation are limited to 6.30am to 6.30pm Monday to Friday, which is reasonable within
a residential context, with no anticipated noise impacts during the ‘night’ or weekends;

•

The development has been assessed by Sonus Acoustic Engineers who have recommended specific
acoustic treatments to ensure there is no unreasonable impact from a noise perspective and the
development complies with the noise goals of the Environment Protection (Noise Policy) 2007;

•

The development has been assessed by CIRQA Traffic Engineers to ensure there are no traffic related
amenity impacts; and the site has been designed to provide safe and functional access and egress,
internal manoeuvring and vehicle parking;
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All outdoor lighting will be designed in accordance with relevant Australian Standards to ensure light
glare/spill does not unreasonably impact on the amenity of the locality or distract motorists;

•

Waste is stored within covered receptacles, in a screened location and regularly removed from the site;

•

Overshadowing diagrams have been prepared by Brown Falconer Architects (refer Appendix 3) which
illustrate that overshadowing impacts to adjoining residential sites to the south and west on 21 June
are minimal and well within reasonable parameters; and

•

Upper level windows and utility area are screened to a height of 1.7 metres above FFL to ensure there
are no overlooking concerns to adjoining residential sites.

On this basis, we are of the opinion that the development will not have a detrimental impact on the residential
amenity of the locality and displays appropriate sensitivity to surrounding residential dwellings.

t

Land Use Summary

m
en

6.2.4

For the reasons discussed above, a childcare centre is an appropriate and contemplated land use for the
Residential Zone, and appropriate within Residential Policy Area A560, where it will provide a valuable and
continuing accessible service to the surrounding residential area.

The scale and character of the development is appropriate having regard to the spatial configuration and

ch

location of the site and the overall ‘intensity’ of the proposed land use.

The development has been carefully sited and designed to ensure there are no negative amenity impacts to the
surrounding residential area or road network.

ta

The proposal represents the orderly and economic use of an underutilised site, which is compatible with
adjoining residential development.

Design and Appearance

At

6.3

The following provisions from the Development Plan are considered most relevant to the design and
appearance of the proposed building:
Residential Zone
PDC 6

The scale, bulk and design of non-residential development should be sensitive to the character
of the surrounding residential environment.

PDC 10 The street, building and landscape design should maintain or enhance streetscapes and
neighbourhood character in existing areas, or establish attractive and appropriate
streetscapes in new areas.
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Residential Policy Area A560
Desired Character (excerpt)
Future development in the Policy Area should be complementary to the predominant established
character of the Policy Area and should comprise or address the following key elements/attributes:
(a) the use of a single storey building scale and vertical proportions ie total height above
natural ground level and height of eaves, consistent with residential design forms typical of the
area;
(b) the establishment of side, front and rear building setbacks consistent with those dwellings
on adjacent sites, that promote retention of mature trees and the creation of generous

t

landscaped gardens that contribute to the established streetscape character;
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(c) the use and combination of materials and finishes that respond to the predominant
character of the area created by the use of brick, stone and rendered finishes and architectural
detailed design addressing fenestration, doorways, window and eaves;
(d) use of roof forms and features, including materials, design and pitch which are consistent
with those predominating in the locality; and

property boundary.

ch

(e) the use of open style front fences and plantings to define the public realm and private

ta

Council Wide - Appearance of Land and Buildings

OBJ 32 Harmonious integration of new development with the old.

At

Council Wide – Relationship to the Street and Public Realm
PDC 142 Buildings (other than ancillary buildings, group dwellings or buildings on allotments with a
battle axe configuration) should be designed so that the main façade faces the primary street
frontage of the land on which they are situated.

PDC 143 Buildings, landscaping, paving and signage should have a coordinated appearance that
maintains and enhances the visual attractiveness of the locality.
PDC 144 Buildings should be designed and sited to avoid extensive areas of uninterrupted walling facing
areas exposed to public view.
PDC 145 Building design should emphasise pedestrian entry points to provide perceptible and direct
access from public street frontages and vehicle parking areas.
Council Wide – Crime Prevention
PDC 292 Development should be designed to maximise surveillance in frequently used public spaces by:
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(a) orienting the fronts and entrances of buildings towards the public street;
PDC 299 Car parks should be designed to reduce opportunities for crime and should:
(a) maximise the potential for passive surveillance by ensuring they can be overlooked from
nearby buildings and roads;
(b) incorporate walls and landscaping that do not obscure vehicles or provide potential hiding
places;
(c) incorporate clearly identified and legible pedestrian routes;
(d) maximise lines of sight between parking spaces and pedestrian exits and between parking
spaces and pay-booths;

m
en

Council Wide - Appearance of Land and Buildings

t

(e) incorporate clearly visible exits and directional signage.

PDC 317 The siting, scale and design of buildings and landscaping of developments on prominent
corner sites along arterial roads should create attractive landmarks that enhance the
character of such roads yet do not impair the amenity of lower scale development in their

6.3.1

External Appearance

ch

locality.

The development involves the construction of a detached building, which generally presents as single storey

ta

(given the upper level is integrated within the roof space), with an overall modest building height which is
entirely compatible with surrounding residential development which includes both single storey and two storey

At

dwellings.

The building has been located and designed to provide an attractive and varied façade to its Prospect Road and
Methuen Street frontages. The building adopts a high-quality contemporary built form outcome which
responds to and is respectful of the surrounding residential character.
Notably, the proposed building will enhance the amenity of the locality, vis-à-vis existing site arrangements
whereby the existing dwelling, fencing and landscaping have not been fully maintained which has resulted in
reduced amenity to the public realm.
Key design features of the building are summarised below:
•

The use of a variety of complementary materials and colours to enhance articulation which includes a
façade consisting of contrasting stone veneer and painted render to add additional visual interest;

•

Pitched roof and varied roof profile to maximise articulation when viewed from the street and
adjoining properties which responds to the context of the locality;
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Large windows overlooking the car park and Prospect Road which softens the appearance of the
building while maximising passive surveillance opportunities;

•

Inclusion of a feature verandah to define the building’s primary frontage to Prospect Road and entry
point as well as improving internal pedestrian amenity along the footpath extending across the front of
the building. Verandahs are also attached to the northern, southern and western elevations which
improves the design outcome and provides shade and shelter;

•

A building scale, form and siting which is respectful of dwellings and private open space areas on
surrounding residential properties;

•

An overall conservative building site coverage of approximately 46%. While it is not directly relevant to
the assessment of this proposal, this is generally consistent with the site coverage parameters

t

prescribed in PDC 5 of the Policy Area for residential development (50% for single storey dwellings and

•
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40% for two-storey dwellings);

An ‘open’ front boundary which maximises views and surveillance to and from the site, while also
maximising views to the neighbouring Local Heritage Places to the north and south;

•

Incorporation of a feature fence and wall along the Methuen Street frontage which will provide
security to the childcare centre while responding to the established character of the locality; and
Screening of the waste bin service area with slatted screens to obscure views of waste bins from the
car park and public realm.

ch

•

ta

Accordingly, we are of the opinion that the development has been designed to achieve a high quality
contemporary design outcome which will enhance existing amenity and complement the existing and desired
character of the locality in accordance with the relevant provisions of the Policy Area and Design and

6.3.2

At

Appearance sections of the Development Plan.

Building Setbacks

Residential Policy Area A560
PDC 6

Development should be setback 8 metres from the primary street frontage.

Council Wide – Building setbacks from streets
PDC 352 Building set-backs from front boundaries should be in accordance with the desired future
character and achieve a satisfactory relationship with adjacent development and the
streetscape.
The building is setback approximately 17.5 metres from the Prospect Road frontage which exceeds the
requirements of PDC 6. The building also exhibits a similar front setback to the siting of the existing dwelling,
while remaining respectful of adjacent dwellings to the north and south.
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The generous front setback ensures the car park can be located forward of the building and the outdoor play
area to the rear. This is an important consideration as it ensures the car park is both highly accessible and
visible from the public realm and ensures the outdoor play area is screened from the noise and potential safety
implications associated with traffic passing along Prospect Road.
In addition, the central siting of the building ensures reasonable setbacks from side and rear boundaries to
ensure generous separation from dwellings located on those adjoining sites and from Methuen Street.
6.3.3

Heritage Interface

Council Wide – Development Adjacent Heritage Places
PDC 138 Development on land adjacent to a State or local heritage place, as listed in Table Pr/2 - State
Heritage Places or in Table Pr/1 - Local Heritage Places, should be sited and designed to
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reinforce the historic character of the place and maintain its visual prominence.
Council Wide – Local Heritage Places

PDC 313 Development on properties adjoining a State or Local Heritage Place or in a Historic
(Conservation) Zone should afford recognition to and respect the heritage value, integrity and
character of the place, without replicating its historic detailing and should:

ch

(a) not be undertaken if it is likely to detract by way of design, external appearance or standard
of construction from the heritage value and integrity of the heritage place;
(b) complement the external form, massing fenestration, rhythm, colours and texture of

ta

materials of the heritage place;

At

(c) be consistent with the overall height and proportion of surrounding buildings;
(d) have a roof shape and pitch consistent with adjacent buildings; and
(e) be consistent with the siting and setback of adjacent buildings.

As discussed above, the development has been sited and designed to afford recognition and respect to those
Local Heritage Places to the north and south of the site.
The building does not seek to replicate the heritage value of the adjoining heritage places; yet the
contemporary design, form and materiality responds to the context and character of the locality, while the
building reflects the established height and scale of surrounding residential development. In particular, the
building incorporates a pitched roof with varied roof line pattern; gable aspects and detailed design elements to
the front façade to add visual interest, while the verandah projections assist in reducing the perceived scale of
the building.
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Accordingly, the development will not detract from the heritage value or integrity of the adjoining heritage
places, and, as discussed earlier in this statement, will assist in enhancing views of the adjoining sites from the
public realm.

6.4

Energy Efficiency

In accordance with Council Wide (Form and Development) PDC 10, the development has been designed to
minimise reliance on non-renewable resources. Key energy efficiency design features include the following:
•

The majority of outdoor play spaces orientated to the north to maximise exposure to winter sun;

•

Full height windows to the north and west elevations will maximise access to natural light within the
building;
Building canopies extending around the building perimeter to reduce summer heat loads to internal

t

•

•
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activity areas; and

The northern aspect of the pitched roof is capable of accommodating solar collectors and solar hot
water systems.

For the reasons outlined above, the development aligns with the relevant Energy Efficiency provisions of the
Development Plan.

Landscaping

ch

6.5

A Landscape Concept Plan has been prepared by Brown Falconer Architects and is incorporated within Appendix

ta

4.

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

Residential Zone

At

landscaping:

PDC 7 Landscaping of non-residential development should be of a high standard and should be used,
where practicable, to provide continuity with residential streetscapes.
Council Wide - Landscaping
PDC 348 Development should be landscaped in a manner that enhance the character and amenity of the
development and its locality and:
(a) integrates the elements of streetscapes;
(b) screens undesirable views whilst complementing desirable views;
PDC 349 Landscaping should utilize species of plants suited to the area and in sufficient quantity to
enhance the appearance of the locality and be maintained in a healthy and attractive condition.
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An approximate 600mm wide landscape strip along the front property boundary will accommodate a
combination of low lying groundcovers, grasses and clean trunked trees to delineate the front property
boundary, soften the overall visual impact of the car park as well as maintaining clear lines of sight into and
through the car park.
The proposed landscape scheme and overall presentation of the site will be further enhanced by provision of:
•

An approximate 700mm wide landscape strip to the southern side of the car park, incorporating low
lying groundcovers, grasses and shrubs which will increase the internal amenity of the site and soften
the appearance of the southern boundary fence;

•

Low lying landscape areas to the east and west of the entry to the car park which will enhance views of
the site from Methuen Street and Prospect Road, as well as providing a welcoming entry to users of the

m
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•

t

site; and

While not yet fully determined, landscape areas will be developed to the rear and sides of the building
(within the outdoor play spaces) with some existing trees (non-regulated) to be retained and
incorporated within the landscape spaces.

The landscape plan and accompanying visual perspectives contained within Appendix 4, demonstrate how the
proposed planting will soften the visual impact of the car park, boundary fencing and enhance the overall

ch

presentation of the site.

Accordingly, the landscaping design satisfies the relevant Landscaping provisions of the Development Plan.

Amenity and Interface Considerations

ta

6.6

Council wide PDC 278, provides a general framework for assessment of amenity and interface impacts

At

associated with the proposed development.

PDC 278 Development should not materially impair amenity or cause unreasonable nuisance to the
community by way of:

(a) the generation of vehicular traffic;
(b) the creation of noise or vibration;
(c) the loss of indoor or outdoor privacy;
(d) the loss of daylight or sunlight;
(e) the causing of dust, soot, vapour, odorous fumes;
(f) glare or spill of light from floodlighting or signs;
(g) electrical interference;
(h) the creation of toxic or polluting wastes or substances;
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(i) the interruption of airflows and breezes;
(j) the loss of security; or
(k) the effect of stormwater run-off.
Recognising that traffic impacts and stormwater management matters will be assessed further below, having
regard to the nature of land use and the form of development proposed, we are of the opinion that potential
interface impacts relate to noise, light spill, odour and loss of privacy. These will be discussed under separate
headings below.
6.6.1

Noise Impacts

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

t

and the impact of the development on adjoining residential properties to the south and west, on the opposite
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side of Methuen Street to the north, and to residential properties to the east across Prospect Road.
PDC 284 Development that emits noise (other than music noise) should include noise attenuation
measures that achieve the relevant Environment Protection (Noise) Policy criteria when
assessed at the nearest existing noise sensitive premises.

PDC 130 Noise generated from fixed noise sources with new development in the Residential Zone

ch

comprising air conditioning units, spa pumps and the like does not exceed 40dB(A) when
measured at the residential property boundary.
In our opinion, the subject site is ideally suited for a childcare centre and we note that traffic noise generated by

ta

vehicles travelling along Prospect is a dominant noise source within the locality which will assist to mask, the
relatively low level of noise generated by the childcare centre.

Appendix 5.

At

Notwithstanding, an Environmental Noise Assessment has been undertaken by Sonus which is provided in

Existing Noise Environment

Through noise logging, Sonus undertook an analysis of the existing noise environment to determine the
average, background and maximum noise levels associated with existing activities within the locality (for
example, noise associated with existing traffic movements).
Sonus determined that during the proposed operating hours of the childcare facility, the average (LAeq) noise
level was typically in the range of 53 to 57dB(A) and the background LA90 typically 46 to 51dB(A).
Proposed Activities
The assessment performed by Sonus considers the potential impact of business operations on the nearest
residential receptors which are located on the adjoining sites to the south and west, and on the opposite side of
Methuen Street to the north and across Prospect Road to the east.
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In particular, Sonus consider noise levels associated with children playing in outdoor areas, car park activity and
mechanical plant operation.
Outdoor Play Areas
The Environment Protection (Noise) Policy 2007 (the Noise Policy) does not consider noise generated by
childcare centres. Accordingly, Sonus have applied the recommendations of the Guidelines for Community
Noise published by the World Health Organisation (WHO) to the assessment of noise generated by children
playing within outdoor spaces.
To prevent unreasonable impacts on adjacent residential properties, this noise standard requires that average
L(Aeq) noise levels from children playing during daytime hours does not exceed 50dB(A) at surrounding noise
sensitive locations.

t

Sonus have predicted likely noise measurements (at the nearest sensitive receptor) based on the centre
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operating at full capacity, using previous noise measurements taken at similar childcare facilities. It is assumed
that each child will be outside for no more than 4 hours per day.

To ensure noise levels do not exceed the 50dB(A) threshold, Sonus recommend the installation of fencing in
accordance with Figure 6.2 and Figure 6.3 which incorporates:

1.8-metre-high fence, along a portion of the northern boundary and internal within the site (shown in

ch

•

blue in Figure 6.2);

2.1-metre-high fence, along a portion of the southern boundary (shown in purple in Figure 6.2 over
page);

ta

•

2.4-metre-high fence, along the rear (west) boundary (shown in red in Figure 6.2 over page);

•

All fencing should be constructed from a material such as 0.42mm BMT sheet steel (e.g. Colorbond® or

At

•

similar) and should be sealed close to airtight as practical at all junctions, including at the ground and
corners of the site; and
•

Acoustic absorption material installed in accordance with the detail provided in Figure 6.3 over page, to
the play area side of the fences (shown as red, blue and purple in Figure 6.2).
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Figure 6.2 Acoustic Fence Locations (Source: Sonus Report, Page 7)

At

ta

ch

Figure 6.3 Acoustic Absorption Material Detail (Source: Sonus Report, Page 7)

The site plan contained in Appendix 4 identifies the location of the proposed acoustic fencing, and we note that
the proposed fencing either achieves or exceeds the height requirements identified by Sonus.
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Car Park Activity and Mechanical Plant
Noise generated by carpark activity and the mechanical plant is controlled by the guidelines referenced within
the Noise Policy, which identifies the following maximum goal noise levels:
•

an average (Leq) noise level of 47 dB(A) throughout the day (7am to 10pm);

•

an average (Leq) noise level of 40 dB(A) throughout the evening (10pm to 7am); and

•

a maximum (Leq) noise level of 60 dB(A) throughout the evening (10pm to 7am).

Sonus note that the Policy enables the above criteria to be ‘relaxed’ where it can be shown there are existing
high noise levels in the environment. During the hours of 6.00am to 7.00am, the lowest measured background
noise level (LA90) was 48dB(A) and maximum (L Amax) noise levels were measured to be between 65dB(A) and up
to 75dB(A) during this period.
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Based on the above, Sonus determined that the average (L Aeq) noise level from car park activity and mechanical
plant operation should be assessed against the day time criterion of 47 dB(A) at any time, given that the existing
background noise level between 6.00am and 7.00am would allow for a higher noise criterion at these specific
times.

Sonus also consider that the maximum noise level criterion of the Policy, prior to 7.00am will be achieved where
it can be shown that maximum noise level from the site is within the existing range of the environment (i.e.

ch

within the range of 62 dB(A) to 75 dB(A)).

The noise assessment performed by Sonus was based upon the following operational assumptions over a 15-

ta

minute period:

Up to ten (10) vehicle movements into and out of the car park;

•

General car park activity such as people talking as they vacate or approach their vehicles, opening and

At

•

closing of vehicle doors, vehicles starting and idling, and vehicles moving into and accelerating away
from a parked position;
•

Onsite vehicle movements; and

•

Mechanical plant in operation and serving the building1.

Consistent with the operational assumptions identified above, traffic movements prior to 7:00am will be limited
in quantity. The majority of vehicle movements generated by parents dropping off children and staff attending
the site will occur from 7:00am onwards.

1

It is common practice for air-conditioning units to be selected during the detailed design phase of the development (prior to

Building Rules Consent being issued). Notwithstanding, Sonus performed the assessment based on two (2) typical condensing
units with a sound power level of 76dB(A) located on the roof of the proposed building.
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The analysis performed by Sonus revealed that in order to achieve the assessment criteria, a 1.8-metre-high
fence should be constructed from sheet steel (Colorbond ® or similar) to the southern side of the car park, for
the extent shown in orange in Figure 6.2 (above). The fence should be sealed airtight at all junctions including
at the ground and with the other proposed fence.
Through incorporation of all recommended acoustic treatments (including for the outdoor play areas), the
predicted noise level at residences within the vicinity of the car park and the mechanical plant, is predicted to
be no more than 45dB(A), which achieves the 47dB(A) criterion.
In addition, the highest instantaneous maximum noise level is predicted to be no more than 62dB(A), which is at
the lower end of existing maximum noise levels measured at the subject site.
Sonus conclude the

t

“development will minimise adverse impact and conflict between land uses and not detrimentally affect

m
en

the amenity of the locality or cause unreasonable interference though noise”.

Further to the above discussion, and subject to the installation of the acoustic treatments referenced with the
Sonus Report, we are of the opinion that the audible impact of the development on existing residential
properties will not be unreasonable, and the development is considered to address the relevant ‘interface’

6.6.2

ch

provisions of the Development Plan relating to noise.

Light Spill

The following provision of the Development Plan is considered most relevant to the assessment of light spill

ta

associated with the proposed development.

PDC 294 Lighting should be in accordance with Australian Standard AS 1158.1—1986.

At

The carpark will be illuminated to accommodate evening use. However, noting that the facility will only operate
between the hours of 6.30am and 6.30pm Monday to Friday, evening use of the facility will be restricted and
accordingly, lighting within the carpark will only be used for limited periods.
Although the specific location and nature of lighting is yet to be determined, we confirm that all lighting will be
designed in accordance with Australian Standard 4282 – 1997 ‘Control of the obtrusive effects of outdoor
lighting’ to ensure lux levels and light glare does not unreasonably impact on the amenity of the locality.
6.6.3

Odour

The design of the development has considered the potential impact of odour generated by waste stored within
the refuse collection area and waste bins will be stored in an appropriately sized and screened area along the
southern property boundary.
In our experience, odour generated by the storage of waste can be effectively controlled by centre
management, specifically through regular waste collection, ensuring lids of bins remain shut, using deodorised
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bags, and by regularly washing bins. It is reasonable to address these management practices as conditions of
consent.
We also note that Council has powers to manage unreasonable levels of odour under the Local Nuisance and
Litter Control Act, 2016.
Accordingly, the proposed development accords with the following relevant provisions of the Development
Plan:
PDC 148 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
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(c) sited away from sensitive land uses.

t

vehicles;

PDC 276 Development should include appropriately sized area to facilitate the storage of receptacles that
will enable the efficient recycling of waste.
6.6.4

Loss of Privacy

ch

The upper level windows and utility area (within the roof space), will be screened to a height of 1.7 metres
above Finished Floor Level (FFL). The upper level spaces will accommodate office and amenity functions only,
with the building only occupied during hours of operation.

6.7

ta

Accordingly, there will be no unreasonable impact to adjoining sites from an overlooking perspective.

Traffic, Access and Car Parking

At

The following discussion assesses the traffic-related aspects of the development against the relevant provisions
of the Development Plan, having regard to the findings of the traffic and parking assessment prepared by CIRQA
(Appendix 6). In this regard, the following provisions are considered particularly relevant.
PDC 205 Commercial development near residential areas should be developed to minimise the impact of
any associated increase in traffic.
PDC 219 Where appropriate, development should provide safe and convenient access for private cars,
cyclists, pedestrians, service vehicles, emergency vehicles and public utility vehicles.
PDC 224 The number, location and design of access points on public roads should be such as to
minimise:
(a) traffic hazards;
(b) queuing on roads;
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(c) right hand turn movements onto arterial roads shown on Map Pr/1 (Overlay 1);
(d) interference with the function of intersections and traffic control devices; and
(e) intrusion of through traffic into adjacent residential streets.
PDC 225 Where development is located adjacent to an intersection it should not create an obstruction
or impair the visibility of road users.
PDC 226 Car parking areas should be located and designed to:
(a) ensure safe and convenient traffic circulation;
(b) minimise conflict between service and other vehicles;

t

(c) minimise conflict between vehicles and pedestrians;

m
en

(d) provide adequate areas for the manoeuvring of vehicles into and out of parking bays;
(e) avoid vehicle movements between parking areas via public roads;
(f) minimise the need for vehicles to reverse onto public roads;
(g) minimise the number of access points;

ch

PDC 235 Parking for the disabled should be located close to major building entrances, ramps and other
pedestrian access facilities used by disabled people.

sites.

ta

PDC 239 Access points to sites should be designed to ensure safe and convenient access to and from

PDC 243 Development along arterial roads should incorporate the following design principles to

At

minimise the impact of traffic:

(a) minimise or rationalise the number of access points off arterial roads;
(b) provide access from collector roads, local roads or service roads where possible;
(c) provide sufficient on-site manoeuvring area to enable all vehicles to enter and exit the site
in a forward direction onto an arterial road; and
(d) provide sufficient off-street parking designed in accordance with Australian/New Zealand
Standard 2890.1:2004.

6.7.1

Car Parking and Bicycle Provision

The development is for an 89-place childcare centre, and the car park provides 22 parking spaces (including one
(1) space for use by persons with disabilities) and three (3) tandem (stacked) spaces designated solely for the
parking of staff vehicles.
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The Development Plan does not identify a parking rate for land uses classified as a childcare centre. Given this,
CIRQA have considered the proposed supply of car parking as follows:
•

In 2016, MFY Traffic Consultants undertook a detailed study of parking demands at several comparable
childcare centres for the Australian Childcare Alliance (SA). The study identified actual peak demand
rates between 1 vehicle per 4.2 to 6.7 children (including both parent and staff parking);

•

In 2018, a survey undertaken by Austraffic (on behalf of CIRQA) at the Casa Bambini childcare centre at
Seacliff, identified peak parking demands of one (1) space per 6.5 children and one (1) space per 6
children for the am. and pm. peak hours respectively (including staff and parent parking demands).

Based on these parking surveys at comparable childcare centres, the proposal would generate a peak parking
demand of between 13.2 to 21.2 parking spaces.

m
en

t

On this basis, CIRQA conclude that:

The proposed provision of 22 spaces will therefore adequately accommodate realistic peak parking
demands. It is therefore considered that peak demands can be accommodated within the site’s offstreet car park without reliance for use of on-street parking.

Council’s Development Plan does not identify a bicycle parking requirement for childcare centres.

ch

Notwithstanding, the development provides two (2) bicycle racks, capable of accommodating at least four (4)
bicycles located at the northern end of the car park, close to the entrance to the building. CIRQA consider this

6.7.2

Car Park Design

ta

is adequate to accommodate likely demands associated with the development.

CIRQA have assessed the proposed car park design, as well as access/egress arrangements to the car park and

•

At

their analysis is summarised as follows:

Access to the site is proposed via a new two-way crossover to Methuen Street. The access will be 6.0
metres in width and will be 6.0 metres from the tangent point of the corner of Methuen
Street/Prospect Road intersection. Accordingly, the proposal complies with Australian/New Zealand
Standard AS/NZS 2890.1:2004;

•

Onsite car parking will comply with the requirements of AS/NZS 2890.1:2004, as well as AS/NZS
2890.6:2009 in that:
»

All parking spaces will be 2.6 metres wide and 5.4 metres long (or 4.8 metre with 600mm
overhang to low-lying landscaping or paving);

»

A 2.4-metre-wide shared area will be provided adjacent the space for use by persons with
disabilities;

»

The parking aisle will be 6.2 metres wide;
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»

A 1.0 metre end of aisle extension will be provided beyond the end of parking spaces; and

»

A turnaround bay will be provided at the end of the ‘blind’ aisle.

Three (3) of the parking spaces will be tandem (stacked) spaces designated solely for staff use. CIRQA
note this is a common arrangement at childcare facilities and the arrangement will provide efficient,
safe and convenient accommodation of parking demands on the site.

6.7.3

Traffic Generation and Impact

CIRQAs assessment incorporates an analysis of Traffic Generation and Distribution utilising the NSW Roads and
Maritime Services Guide to Traffic Generating Developments in order to determine forecast traffic generation.
CIRQA note this assessment methodology has previously been accepted by DPTI as appropriate for assessment
of trip generation for childcare centres.

m
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•

t

The CIRQA analysis is summarised as follows:

The Guide identifies peak (2 hour) period trip generation rates for childcare centres of 0.8 trips per
child in the am peak period (7.00am to 9.00am) and 0.7 trips per child in the pm peak period (4.00pm
to 6.00pm);

•

Based upon these rates, the proposed development will result in approximately 43 am and 38 pm peak

•

ch

hour trips;

CIRQA assume that 20% of movements will be to/from the west with the remaining 80% undertaken
via the Methuen Street/Prospect Road intersection;

Utilising SIDRA intersection analysis, recent traffic count data, and assuming an even distribution of

ta

•

additional turning movements at the intersection - the additional movements generated by the

At

proposal are expected to have minimal impact on the operation of the intersection of Prospect Road
and Methuen Street;
•

Increases to delays and queues for non-priority movements are expected to be low, and SIDRA
indicates that the increases to average delays for movements out of Methuen Street would be
approximately 10 seconds and the 95th percentile queue would increase by one (1) or less vehicles in
the peak hours; and

•

All movements on the Prospect Road approaches will retain a Level of Service of ‘A’ with negligible
increases in average delays (0.1 seconds) and 95th percentile queues (0.1 of a vehicle).

Given the above forecasts, CIRQA identify:
On the basis of the above, it is considered that movements generated by the proposal will be easily
accommodated on the adjacent roads with minimal impact.
CIRQA further note that the assessment and SIDRA output are conservative, and conditions would, in reality,
likely be better than reported.
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Based on these conclusions, the proposed childcare centre satisfies the relevant transportation and access
provisions of the Development Plan and will not have a negative impact on the function of the local road
network.
6.7.4

Service Vehicle Movements

CIRQA confirm that refuse collection will be undertaken via private contractor with the associated vehicle
manoeuvres accommodated onsite, allowing for forward in and forward out movements. The site has been
designed to accommodate movements by an 8.8-metre-long Medium-Rigid-Vehicle (MRV) outside of the
centre’s hours of operation. As illustrated within Figure 6.4, the MRV will manoeuvre onsite, utilising vacant
vehicle parking spaces, and exit the site in a forward direction.
We also confirm that waste collection times will be between the hours of 7am and 7pm Mondays to Saturday,

t

with no collection on Sundays or Public Holidays which accords with the requirements of the Environment

m
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Protection (Noise) Policy 2007.

At

ta
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Figure 6.4 Service Vehicle Movement (Source: CIRQA Report)
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Regulated Trees

As outlined in Section 4 of this Planning Statement, the development includes the removal of one (1) regulated
tree located on the subject site. The development also includes measures to ensure appropriate protection of
two (2) trees on the adjoining site to the south, one (1) of which is a Regulated Tree.
Accordingly, the following Council-Wide provisions are considered to be of most relevance to an assessment of
the impact of the development on Regulated Trees:
OBJ 42 The conservation of regulated trees that provide important aesthetic and/or environmental
benefit.
OBJ 43 Development in balance with preserving regulated trees that demonstrate one or more of the

t

following attributes:

(b) indigenous to the locality;
(c) a rare or endangered species;

m
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(a) significantly contributes to the character or visual amenity of the locality;

(d) an important habitat for native fauna.

ch

PDC 358 Development should have minimum adverse effects on regulated trees.
PDC 359 A regulated tree should not be removed or damaged other than where it can be demonstrated
that one or more of the following apply:

ta

(a) the tree is diseased and its life expectancy is short;

At

(b) the tree represents a material risk to public or private safety;
(c) the tree is causing damage to a building;
(d) development that is reasonable and expected would not otherwise be possible;
(e) the work is required for the removal of dead wood, treatment of disease, or is in the general
interests of the health of the tree.
6.8.1

Tree Removal

We note that Arborman assessed the Regulated Tree on the subject site as follows:
•

The tree has a height and spread of around 5 metres;

•

The tree has surpassed its Useful Life Expectancy;

•

The tree exhibits dieback of branch ends throughout the crown and there is an unstable union in the
primary section;

•

The tree has a low retention rating; and
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Given its location on the site, the tree is in direct conflict with the proposed development.

Arborman conclude the tree has poor overall condition and is a poor-quality specimen which provides little
aesthetic or environmental benefit. Accordingly, Arborman supports removal of the tree.
Having regard to Arborman’s assessment, our own inspection of the tree, and the location of the tree relative to
the proposed development, we are of the opinion that removal of the Regulated Tree is warranted given that it
offers little in the way of amenity value to the locality. Further, the tree has a short life expectancy and its
retention would unreasonably compromise access to the site and provision of car parking which is required to
support the proposed development.
Therefore, we are of the opinion that removal of the Regulated Tree should be supported in accordance with
Objectives 42 and 43(a) and PDC 359(d).

Tree Protection

t

6.8.2
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Having regard to the design of the development; incorporation of specific tree protection measures; and
adherence to relevant Australian Standards (AS4970-2009) - Arborman conclude that both trees on the
adjoining site to the south are not expected to be compromised by this development.
In particular, they highlight that while the development will encroach within the TPZ of each tree, both trees will
not be impacted given:

The age, vigour and size of the trees which will ensure tolerance of changes to local conditions; and

•

The design factors associated with the proposed development which include provision of permeable

ch

•

TPZ of Tree 2.

ta

paving within the TPZ of each tree and pier and beam construction method for the building within the

At

We confirm the Applicant will adhere to all recommendations contained within the Arborist Report.
Accordingly, both trees will be appropriately protected, and the development sufficiently accords with PDC 358.

6.9

Stormwater Management

PT Design have developed a Stormwater Management Plan (SMP) to support the proposed development (refer
Appendix 7). The SMP identifies that existing Council stormwater infrastructure directly abutting the site is
sufficient to support proposed stormwater run-off from the site.
As discussed within Section 4.8, the proposed development will adopt Council engineering requirements in
relation to finished floor level, as well as through the provision of appropriate water quality treatments; and
management of the volume and rate of water discharge from the site. In particular, the SMP includes provision
of an appropriately sized underground detention tank within the car park, along with appropriately selected
pollutant filters to manage all ground and roof stormwater.
Accordingly, the proposal adequately responds to the following key relevant Development Plan provisions
relating to stormwater management:
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PDC 262 Development should be sited and designed to:
(a) capture and re-use stormwater, where practical;
(b) minimise surface water runoff;
(c) prevent soil erosion and water pollution;
(d) protect and enhance natural water flows;
(e) protect water quality by providing adequate separation distances from watercourses and
other water bodies;
(f) not contribute to an increase in salinity levels;

t

(g) avoid the water logging of soil or the release of toxic elements;
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(h) maintain natural hydrological systems and not adversely affect:
(i) the quantity and quality of groundwater;

(ii) the depth and directional flow of groundwater; and
(iii) the quality and function of natural springs.

ch

PDC 263 Water discharged from a development site should:

(a) be of a physical, chemical and biological condition equivalent to or better than its predeveloped state; and

ta

(b) not exceed the rate of discharge from the site as it existed in pre-development conditions.
PDC 264 Development should include stormwater management systems to protect it from damage

At

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

PDC 265 Development should have adequate provision to control any stormwater over-flow runoff from
the site and should be sited and designed to improve the quality of stormwater and minimise
pollutant transfer to receiving waters.
PDC 266 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.
PDC 267 Development should include stormwater management systems to minimise the discharge of
sediment, suspended solids, organic matter, nutrients, bacteria, litter and other contaminants
to the stormwater system.
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PDC 269 Stormwater management systems should:
(a) maximise the potential for stormwater harvesting and re-use, either on-site or as close as
practicable to the source;
(b) utilise, but not be limited to, one or more of the following harvesting methods:
(i) the collection of roof water in tanks
(ii) the discharge to open space, landscaping or garden areas, including strips
adjacent to car parks
(iii) the incorporation of detention and retention facilities; and/or
(iv) aquifer recharge.

t

PDC 270 Where it is not practicable to detain or dispose of stormwater on site, only clean stormwater

At
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runoff should enter the public stormwater drainage system.
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7. Conclusion
This Development Application seeks to establish an 89 place Child Care Centre within Residential Policy Area
A560 of the Residential Zone of the Prospect Council Development Plan. 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 Development
Plan, we have formed the opinion that the proposed development represents appropriate and orderly
development that deserves favourable consideration for approval. More specifically:
•

The proposal is for a contemporary childcare centre, responsive to the character and context of the
locality which will serve the needs of the local community;
The development will occupy an underutilised vacant site, is of an appropriate scale and is an

•

m
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envisaged land use within the Residential Zone;

t

•

The building is of a high-quality design which, combined with the proposed materials and finishes is
complementary and respectful of the established built form in the locality, including nearby Local
Heritage Places;

•

The proposed site layout, fencing and landscaping will significantly improve the aesthetics of the site

•

ch

and provide an attractive environment around the site;

Siting of the car park forward of the building ensures passive surveillance opportunities within the car
park and across the public realm, while also allowing the rear outdoor play areas to be sited to the rear

ta

of the building screened from noise and safety implications associated with passing traffic on Prospect
Road;

Projected traffic generation and distribution will not adversely impact on the intended function and/or

At

•

capacity of the adjacent road networks;
•

The site has been designed to accommodate safe and convenient vehicle access, egress and
circulation;

•

The supply of car parking spaces will meet the anticipated demand generated by the proposed Child
Care Centre;

•

The development has been carefully designed and assessed to ensure external amenity impacts in
relation to noise, light spill, odour and overshadowing are appropriately managed and mitigated; and

•

The proposed stormwater strategy will ensure the development does not have a negative impact on
the locality during and after construction.

Based on the above, the proposed development is therefore highly aligned with the most relevant provisions of
the Prospect Council Development Plan and warrants Development Plan Consent, subject to reasonable and
relevant conditions.
REF 00715-001 | 13 December 2019

43

Attachment 186

202

Certificate of Title

At

ta

ch

m
en

t

Appendix 1.

REF 00715-001 | 13 December 2019

44

Attachment 187

Product
Date/Time
Customer Reference
Order ID
Cost

Register Search (CT 5892/37)
203
24/10/2018 04:37PM
20181024010229
$28.75

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

Certificate of Title - Volume 5892 Folio 37
Parent Title(s)

CT 1420/82

Creating Dealing(s)

CONVERTED TITLE

Title Issued

28/03/2003

Edition

4

Edition Issued

17/10/2018

Estate Type
FEE SIMPLE

GOODSTART EARLY LEARNING LTD. (ACN: 139 967 794)
OF 43 METROPLEX AVENUE MURARRIE QLD 4172

Description of Land
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ALLOTMENT 64 FILED PLAN 3387
IN THE AREA NAMED FITZROY
HUNDRED OF YATALA
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Registered Proprietor

Easements

SUBJECT TO FREE AND UNRESTRICTED RIGHT(S) OF WAY OVER THE LAND MARKED A

At
ta

TOGETHER WITH FREE AND UNRESTRICTED RIGHT(S) OF WAY OVER ALLOTMENT 106 IN DP 1614

Schedule of Dealings
NIL

Notations

Dealings Affecting Title

NIL

Priority Notices

NIL

Notations on Plan

NIL

Registrar-General's Notes

NIL

Administrative Interests

NIL

Land Services

Page 1 of 2

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer

Product
Date/Time
Customer Reference
Order ID
Cost

Register Search (CT 5892/37)
204
24/10/2018 04:37PM
20181024010229
$28.75
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Site: 22 Prospect Road, Fitzroy
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Executive Summary

Arborman Tree Solutions has assessed the potential impacts to five trees (Trees1-5) from the proposed
development and supporting infrastructure located at 22 Prospect Road, Fitzroy. The assessment has
determined the impacts to the trees and recommended mitigation strategies in accordance with
Australian Standard AS4970-2009 Protection of trees on development sites (AS4970-2009) where
appropriate.
The encroachments for Tree 1 and 2 have been calculated as ‘Major’ encroachments, however the
potential impacts are considered to be low as there are mitigating factors consistent with AS4970-2009
section 3.3.4 which indicate encroachments such as these are achievable in these circumstances whilst
still protecting the trees.
The encroachments for Trees 3-5 have also been calculated as ‘Major’ encroachments however there
are no opportunities for protection of these trees as they are in direct conflict with the proposal.
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The trees which are to be retained and protected during this development are unlikely to be negatively
impacted if the recommendations within this document and the guidelines of AS4970-2009 are followed.

Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture
23 Aberdeen Street
ATS5535-022ProRdDIR – Wednesday, 11 December 2019
Port Adelaide SA 5015

Phone: (08) 8240 5555
Mobile: 0418 812 967
Email: arborman@arborman.com.au
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Brief

The purpose of the Arboricultural Impact Assessment and Development Impact Report is to identify potential
impacts the proposed development will have on Trees 1-5 and to recommend impact mitigation strategies in
accordance with Australian Standard AS4970-2009 Protection of trees on development sites (AS4970-2009)
where appropriate. The proposed development includes the demolition of the existing dwelling and the
construction of a child-care facility and supporting infrastructure.
In accordance with section 2.2 of the AS4970-2009 the following information is provided:
➢

Assessment of the general condition and structure of the trees.

➢

Identification of the legislative status of trees on site as defined in the Development Act 1993.

➢

Identify and define the Tree Protection Zone for each tree.

➢

Identify potential impacts the development may have on tree health and/or stability.

➢

Recommend impact mitigation strategies in accordance with AS4970-2009 for trees to be retained.

➢

Provide information in relation to the management of trees.

Documents and Information Provided

en
t

Note: The measurements for Trees 1 and 2 have estimated as access to the trees was not available at the
time of inspection.

The following information was provided for the preparation of this assessment
Design Drawings - 20181105 GSEL Prospect Rd Site Plan

Figure 1: Survey site location - 22 Prospect Road, Fitzroy
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Site Location
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Methodology

The proposed design was reviewed in association with the information supplied in the Design Drawings and
as supplied by Leyton Property.
The potential impact of the proposed works on tree condition is considered in accordance with the
guidelines in AS4970-2009 Protection of trees on development sites (AS4970-2009). When determining
potential impacts of an encroachment into a Tree Protection Zone (TPZ), the following should be
considered as outlined in section 3.3.4 of AS4970-2009 section 3.3.4;
a) Location of roots and root development.
b) The potential loss of root mass from the encroachment.
c) Tree species and tolerance to root disturbance.
d) Age, vigour and size of the tree.
e) Lean and stability of the tree.
f)

Soil characteristics and volume, topography and drainage.

g) The presence of existing or past structures or obstacles affecting root growth.
Impacts are classified into the following categories: -

en
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h) Design factors.
no encroachment into the TPZ has been identified.

Low <10%

the identified encroachment is less than 10% of the TPZ area.

Low >10%

the identified encroachment is greater than 10% of the TPZ area however there are
factors that indicate the proposed development will not negatively impact tree viability.

High >10%

the identified encroachment is greater than 10% of the TPZ area but does not impact the
Structural Root Zone (SRZ) or the trunk.

Substantial

the identified encroachment is greater than 20% of the TPZ area but does not impact the
SRZ or the trunk.

Conflicted

the identified encroachment impacts the SRZ and/or the trunk and will result in the
removal of the tree.
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No Impact

At

Trees with calculated encroachments greater than 10% and with an Impact identified as ‘Low’ have
features or considerations identified in clauses in AS4970-2009 3.3.4 which indicate these trees should
be sustainable.
Trees with calculated encroachments greater than 10% and with an Impact identified as ‘High’ do not
have any features or considerations identified in clauses in AS4970-2009 3.3.4 and therefore nondestructive excavation and/or tree sensitive construction is required to minimise potential impacts.
Trees with an Impact identified as ‘Substantial’ have calculated encroachments greater than 20% and
therefore alternative design solutions, additional root investigations and/or tree sensitive construction
measures are required, in some instances tree removal may be required to accommodate the
development.
Trees with an Impact identified as ‘Conflicted’ directly impact upon the SRZ or the trunk of the tree,
additional root investigations or tree sensitive construction measures are not available, and the only
option is alternative designs or tree removal.
Regulatory Status, Tree Protection Zones and Development Impacts are shown in Appendix B.

Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture
23 Aberdeen Street
ATS5535-022ProRdDIR – Wednesday, 11 December 2019
Port Adelaide SA 5015
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Assessment

Arborman Tree Solutions has assessed the potential impacts to five trees (Trees 1-5) from the proposed
development and supporting infrastructure. The proposal involves the demolition of the existing dwelling
and the construction of a childcare facility and supporting infrastructure. This assessment has determined
the impacts to the trees and recommended mitigation strategies in accordance with Australian Standard
AS4970-2009 Protection of trees on development sites (AS4970-2009) where appropriate.
Tree 1 was identified as a mature specimen of Casuarina cunninghamiana (River She Oak) displaying good
overall condition and is a Regulated Tree. Tree 2 was identified as a mature specimen of Jacaranda
mimosifolia (Jacaranda) also displaying good overall condition; this tree is exempt from regulation (as per the
Development Act 1993) as it is within 10 metres of an existing dwelling. Regardless of their legislative status,
both Trees 1 and 2 have been identified for retention and protection within this development as they are thirdparty assets.
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Tree 3 is a Regulated Tree as defined within the Development Act 1993 and was identified as a mature
specimen of Ceratonia siliqua (Carob) presenting poor overall condition; as a poor-quality specimen which
provides little aesthetic or environmental benefit its removal as part of an otherwise reasonable and expected
development is an acceptable management option. Trees 4 and 5 are exempt from regulation (as per the
Development Act 1993) as they are within 10 metres of an existing dwelling. Trees 3-5 have been
recommended for removal as they are in direct conflict with the proposal which is unachievable should these
trees remain.
The encroachment within the Tree Protection Zone of Trees 1 and 2 has been calculated to be greater
than 10% of each TPZ area which is classified as a ‘Major Encroachment’ as per AS4970-2009.
Consideration of AS4970-2009 3.3.4 TPZ encroachment considerations has identified relevant factors that
indicate both these trees will not be impacted by the redevelopment, these considerations include: -.
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• 3.3.4 (d) ‘Age, vigour and size of the tree.’
The tree’s overall good condition and viability indicate that the subject tree can tolerate the
proposed level of encroachment without noticeable impacts. Healthy and vigorous trees can
manage pruning, demolition of existing structures, changes in soil grade and moisture, and soil
compaction and other root zone encroachments as they have adapted to their environment and
conditions through appropriate physiological responses. This clause applies to Tree 1 and 2.
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• 3.3.4 (h) ‘Design factors.’
Permeable Paving has been recommended for the construction of the carpark which is located
within the northern portion of Tree 1’s TPZ. No substantial excavation is to be carried out here,
the paving is to be installed at the existing grade. Permeable Paving has also been recommended
for the footpaths which border the building within the TPZ of Tree 2. Permeable paving is a
material used in the construction of paths, driveways and roadways. It consists of a paver that
allows water and oxygen filtration to penetrate beneath the paver to a substrate that consists of
structural sand and an Ecocell system. This system can be installed at the existing grade with
the purpose of restricting the potential additional compaction of the soil within a calculated TPZ.
Pier and Beam has also been recommended to be utilised within the TPZ of Tree 2 for the location
of the building, this is a tree-friendly construction methodology which can minimise the impact of
a conventional footing via the installation of support piers which support an above ground
structure. Providing these support piers can be installed without damaging substantial roots, this
type of construction can bear little to no impact on a tree, negative impacts to the root zone of
Tree 2 should be minimal.
If the recommendations within this document and the guidelines of AS4970-2009 are closely adhered
to, Trees 1 and 2 are not expected to be compromised by this development.

Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture
23 Aberdeen Street
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Recommendation

The following recommendations are presented based on the Arboricultural Impact Assessment and have
been provided to appropriately manage Trees 1-5:
Pre- Development-Tree Removal (Trees 3-5)
1.
Tree 3 should be removed to accommodate the development, development approval is required
from the City of Prospect prior to any tree-damaging activity occurring.
2.

Trees 4 and 5 should be removed to accommodate the development, development approval is not
required however, should the existing dwelling be demolished before the trees are removed, they
will become regulated.

Pre- Development-Tree Protection (Trees 1-2)
1.
Appoint a Project Arborist to be consulted on all matters relating to the care and maintenance of
the trees and the Tree Protection Zone (TPZ).
A Tree Protection Plan (TPP) is required to provide guidance and clarification of the demolition
and construction phase within the trees’ TPZ.

3.

Identify the area which is being maintained and protected as per AS4970-2009, this area should
be highlighted in the TPP with all relevant personal to have access to that document.

4.

Erect a protective fence to protect as much of the TPZ as practical of each tree to be retained to
prevent unauthorised entry, ensure the area is clearly signed TREE PROTECTION ZONE - NO
ACCESS. The fence must be constructed with sturdy temporary fencing, 1.8 metres high. An
example of this is shown in Appendix E Tree Protection Zone Guidelines. This sign and fence can
be removed once the development has concluded. The fences are to be installed prior to the
removal of any of the hardstand and concrete surfaces.

5.

The demolition of the existing hardstand within the TPZ of Tree 2 is to be managed with care to
ensure any roots that may have grown around the concrete edges are protected appropriately.
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2.

Development (Trees 1-2)
1.
No storage of material, equipment or temporary building is permitted within the cordoned off TPZ’s.
Nothing is to be attached to the trees, including temporary service wires, nails, screws, signs or
any other fixing device.

3.

The cordoned off area of each TPZ should have mulch installed and additional water applied during
the development phase. This is to reduce any potential shock or decline to the trees that may occur
due to the minor changes in their environment.

4.

Permeable Paving at the existing grade has been recommended within the proposed development
for Trees 1 and 2. Tree 1 requires the paving to be installed within the carpark section that intersects
the TPZ and Tree 2 requires the paving for any footpath that intersects it TPZ.
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2.

TPZ Compliance (Trees 1-2)
1.
Certificates of compliance should be attained from a suitably Qualified Arborist at specified
development intervals (see Appendix E Tree Protection Zone Guidelines).
Post Construction (Trees 1-2)
The Project Arborist should inspect the trees once the development has concluded, this is to verify the trees’
condition has not declined and to identify any potential remediation, if required.
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Thank you for the opportunity to provide this report. Should you have any questions or require further
information, please contact me and I will be happy to be of assistance.
Yours sincerely,
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PETER OATES
Consulting Arboriculturist
Australian Arborist Tier 1 License AL2959
Arboriculture Australia - Registered Consulting Arborist
Diploma of Arboriculture
International Society of Arboriculture (ISA) – Tree Risk Assessment
Quantified Tree Risk Assessment (QTRA) Licensee – 5774
VALID Tree Risk Assessment (VALID) – 2018
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Definitions

approximate height and width of tree in metres, this may be recorded in a range.

Age:

identification of the maturity of the subject tree.

Useful Life Expectancy:

expected number of the years that the subject specimen will remain alive and sound in its
current location and/or continues to achieve the relevant Principles of Development Control.

Health:

visual assessment of tree health.

Structure:

visual assessment of tree structure.

Circumference:

trunk circumference measured at one metre above ground level. This measurement is used to
determine the status of the tree in relation to the Development Act 1993.

Diameter at Breast Height (DBH):

trunk diameter measured at 1.4 metres above ground level used to determine the Tree
Protection Zone as described in Australian Standard AS4970-2009 Protection of trees on
development sites.

Diameter at Root Buttress (DRB):

trunk diameter measured just above the root buttress as described in Australian Standard
AS4970-2009 Protection of trees on development sites and is used to determine the Structural
Root Zone.

Tree Damaging Activity

Tree damaging activity includes those activities described within the Development Act 1993
such as removal, killing, lopping, ringbarking or topping or any other substantial damage such
as mechanical or chemical damage, filling or cutting of soil within the TPZ. Can also include
forms of pruning above and below the ground.

Tree Protection Zone:

area of root zone that should be protected to prevent substantial damage to the tree’s health.

Structural Root Zone:

calculated area within the tree’s root zone that is considered essential to maintain tree stability.

Project Arborist

A person with the responsibility for carrying out a tree assessment, report preparation,
consultation with designers, specifying tree protection measures, monitoring and certification.
The Project Arborist must be competent in arboriculture, having acquired through training,
minimum Australian Qualification Framework (AQTF) Level 5, Diploma of Horticulture
(Arboriculture) and/or equivalent experience, the knowledge and skills enabling that person to
perform the tasks required by this standard.

Important:

When assessing trees against the Development Act 1993 and local Development Plan the term
“Important” is used when assessing a tree’s amenity, aesthetic and environmental contribution.
Commissioner Nolan of the Environment, Resource and Development Court in the case of
Savoy Developments Pty Ltd v Town of Gawler [2013] SAERDC 32 defined “Important” in the
following manner:
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Size:

At

“In my view, for habitat to be raised to the level of ‘important’ (as sought by Objective 2(d)), it
must be beyond that likely to be expected in any mature tree of indigenous origins – that is, it
is beyond the normal level that might be expected or that it is so unique or special that it may
be considered important.”
Whilst this definition relates to Habitat Value this definition has been considered and applied
when assessing all Objectives that use the term “Important”.

References

Australian Standard AS4970–2009 Protection of trees on development sites: Standards Australia.
Matheny N. Clark J. 1998: Trees and Development a Technical Guide to Preservation of Trees During Land Development:
International Society of Arboriculture, Champaign, Illinois, USA.
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Tree Assessment Form (TAF©)
Description

Tree

In botanical science, a tree is a perennial plant which consists of one or multiple trunks
which supports branches and leaves. Trees are generally taller than 5 metres and will
live for more than ten seasons, with some species that live for hundreds or thousands of
seasons.

Genus and
Species

Botanical taxonomy of trees uses the binominal system of a genus and species, often
there are subspecies and subgenus as well as cultivars. When identifying tree species,
identification techniques such as assessing the tree’s form, flower, stem, fruit and
location are used. Identifying the right species is critical in assessing the tree’s
legalisation and environmental benefit. All efforts are made to correctly identify each tree
to species level, where possible.
Genus is the broader group to which the tree belongs e.g. Eucalyptus, Fraxinus and
Melaleuca. Species identifies the specific tree within the genus e.g. Eucalyptus
camaldulensis, Fraxinus griffithi or Melaleuca styphelioides. Trees will also be assigned
the most commonly used Common Name. Common Names are not generally used for
identification due to their nonspecific use, i.e. Melia azedarach is commonly known as
White Cedar in South Australia but is also called Chinaberry Tree, Pride of India, Beadtree, Cape Lilac, Syringa Berrytree, Persian Lilac, and Indian Lilac; equally similar
common names can refer to trees from completely different Genus e.g. Swamp Oak,
Tasmanian Oak and English Oak are from the Casuarina, Eucalyptus and Quercus
genus’s respectively.

Height

Tree height is estimated by the arborist at the time of assessment. Tree height is
observed and recorded in the following ranges; <5m, 5-10m, 10-15m and >20m.

Spread

Tree crown spread is estimated by the arborist at the time of assessment and recorded in
the following ranges <5m, 5-10m, 10-15m, 15-20m, >20m.

Health

Tree health is assessed using the Arborman Tree Solutions - Tree Health Assessment
Method that is based on international best practice.

Structure

Tree structure is assessed using Arborman Tree Solutions - Tree Structure Assessment
Method that is based on international best practice.

Legislative Status

Mitigation
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Tree Risk
Assessment
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Record

Tree Risk is assessed using Tree Risk Assessment methodology. The person
conducting the assessment has been trained in the International Society of Arboriculture
Tree Risk Assessment Qualification (TRAQ), Quantified Tree Risk Assessment (QTRA)
and/or VALID Tree Risk Assessment (VALID). Refer to the Methodology within the
report for additional information.
Legislation status is identified through the interpretation of the Development Act 1993,
the Natural Resource Management Act 2004, the Native Vegetation Act 1991 and/or any
other legislation that may apply.
Measures to reduce tree risk, improve tree condition, remove structural flaws, manage
other conditions as appropriate may be recommended in the form of pruning and is listed
in the Tree Assessment Findings (Appendix B). Tree pruning is recommended in
accordance with AS4373-2007 Pruning amenity trees where practicable. Where
measures to mitigate risk is not possible and the risk is unacceptable, then tree removal
or further investigation is recommended.
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Useful Life Expectancy (ULE)
ULE Rating

Definition

Surpassed

The tree has surpassed its Useful Life Expectancy. Trees that achieve a surpassed ULE may
do so due to poor health, structure or form. Additionally, trees that are poorly located such as
under high voltage powerlines or too close to structures may also achieve a surpassed ULE.
Trees that achieve this status will be recommended for removal as there are no reasonable
options to retain them.

<10 years

The tree displays either or both Poor Health and/or Structure and is considered to have a short
Useful Life Expectancy of less than ten years. Some short-lived species such as Acacia sp.
may naturally achieve a short ULE.

>20 years

Maturity (Age)

t

>10 years

The tree displays Fair Health or Structure and Good Health or Structure and is considered to
have a Useful Life Expectancy of ten years or more. Trees identified as having a ULE of >10,
will require mitigation such as pruning, stem injections or soil amelioration to increase their
ULE.
The tree displays Good Health and Structure and is considered to have an extended Useful
Life Expectancy of more than twenty years.

Definition

Senescent

The tree has surpassed its optimum growing period and is declining and/or reducing in size.
May be considered as a veteran in relation to its ongoing management. Tree will have
generally reached greater than 80% of its expected life expectancy.

Mature

A mature tree is one that has reached its expected overall size, although the tree’s trunk is still
expected to continue growing. Tree maturity is also assessed based on species; as some
trees are much longer lived than others. Tree will have generally reached 20-80% of its
expected life expectancy.

Semi Mature

A tree which has established but has not yet reached maturity. Normally tree establishment
practices such as watering will have ceased. Tree will generally not have reached 20% of its
expected life expectancy.

Juvenile

A newly planted tree or one which is not yet established in the landscape. Tree establishment
practices such as regular watering will still be in place. Tree will generally be a newly planted
specimen up to five years old; this may be species dependant.
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Age Class

Tree Health Assessment (THA©)
Category

Description

Good

Tree displays normal vigour, uniform leaf colour, no or minor dieback (<5%), crown density
(>90%). When a tree is deciduous, healthy axillary buds and typical internode length is used to
determine its health. A tree with good health would show no sign of disease and no or minor
pest infestation was identified. The tree has little to no pest and/or disease infestation.

Fair

Tree displays reduced vigour abnormal leaf colour, a moderate level of dieback (<15%), crown
density (>70%) and in deciduous trees, reduced axillary buds and internode length. Minor pest
and/or disease infestation potentially impacting on tree health. Trees with fair health have the
potential to recover with reasonable remedial treatments.

Poor

Tree displays an advanced state of decline with low or no vigour, chlorotic or dull leaf colour, with
high crown dieback (>15%), low crown density (<70%) and/or in deciduous trees, few or small
axillary buds and shortened internode length. Pest and or disease infestation is evident and/or
widespread. Trees with poor health are highly unlikely to recover with any remedial treatments;
these trees have declined beyond the point of reversal.

Dead

The tree has died and has no opportunity for recovery.
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Tree Structural Assessment (TSA©)
Category

Description

Good

Little to no branch failure observed within the crown, well-formed unions, no included bark, good
branch and trunk taper present, root buttressing and root plate are typical. Trees that are
identified as having good health display expected condition for their age, species and location.

Fair

The tree may display one or more of the following a history of minor branch failure, included bark
unions may be present however, are stable at this time, acceptable branch and trunk taper
present, root buttressing and root plate are typical. Trees with fair structure will generally require
reasonable remediation methods to ensure the tree’s structure remains viable.

Poor

History of significant branch failure observed in the crown, poorly formed unions, unstable
included bark unions present, branch and/or trunk taper is abnormal, root buttressing and/or root
plate are atypical.

Failed

The structure of the tree has or is in the process of collapsing.

Tree Form Assessment (TFA©)
Description

Good

Form is typical of the species and has not been altered by structures, the environment or other
trees.

Fair

The form has minor impacts from structures, the environment or adjacent trees which has altered
its shape. There may be slight phototropic response noted or moderate pruning which has
altered the tree’s form.

Poor

The tree’s form has been substantially impacted by structures, the environment, pruning or other
trees. Phototropic response is evident and unlikely to be corrected.

Atypical

Tree form is highly irregular due to structures or other trees impacting its ability to correctly
mature. Extreme phototropic response is evident; or the tree has had a substantially failure
resulting in its poor condition, or extensive pruning has altered the tree’s form irreversibly.

Category
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Category

Description

Low

Identified works within this priority should be carried out within 12 months.

Medium

Identified works within this priority should be carried out within 6 months.

High

Identified works within this priority should be carried out within 3 months.

Urgent

Identified works within this priority should be carried out immediately. Works within this priority
rating will be brought to attention of the responsible person at the time of assessment.
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Tree Retention Rating (TRR)
The Tree Retention Rating is based on a number of factors that are identified as part of the standard tree
assessment criteria including Condition, Size, Environmental, Amenity and Special Values. These factors
are combined in a number of matrices to provide a Preliminary Tree Retention Rating and a Tree Retention
Rating Modifier which combine to provide a Tree Retention Rating that is measurable, consistent and
repeatable.
Preliminary Tree Retention Rating
The Preliminary Tree Retention Rating is conducted assessing Tree Health and Structure to give an overall
Condition Rating and Height and Spread to give an overall Size Rating. The following matrices identify
how these are derived.
Condition Matrix
Fair
C2
C2
C3
C4

Health

Poor
C3
C3
C4
C4

Dead
C4
C4
C4
C4

t

Good
Fair
Poor
Failed

Good
C1
C2
C3
C4

en

Structure

Size Matrix

At
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>20
15-20
10-15
5-10
<5

15-20
S1
S1
S2
S3
S3

Height
10-15
S1
S2
S2
S3
S4

m

>20
S1
S1
S1
S2
S3

5-10
S2
S3
S3
S4
S5

ch

Spread

<5
S3
S3
S4
S5
S5

The results from the Condition and Size Matrices are then placed in the Preliminary Tree Retention Rating Matrix.
Preliminary Tree Retention Rating

Size
S1
S2
S3
S4
S5

C1
High
Moderate
Moderate
Moderate
Low

Condition
C2
Moderate
Moderate
Moderate
Moderate
Low

C3
Low
Low
Low
Low
Low

C4
Low
Low
Low
Low
Low

The Preliminary Tree Retention Rating gives a base rating for all trees regardless of other environmental and/or
amenity factors and any Special Value considerations. The Preliminary Tree Retention Rating can only be
modified if these factors are considered to be of high or low enough importance to warrant increasing or, in a few
cases, lowering the original rating.
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Tree Retention Rating Modifier
The Preliminary Tree Retention Rating is then qualified against the recognised Environmental and Amenity
benefits that trees present to the community thereby providing a quantitative measure to determine the
overall Tree Retention Rating. Data is collected in relation to Environmental and Amenity attributes which
are compared through a set of matrices to produce a Tree Retention Rating Modifier.
Environmental Matrix
Origin
Indigenous
Native
Exotic
Weed

Habitat
Inactive
Potential
Habitat
Habitat
E1
E2
E2
E3
E3
E3
E3
E4

Active
Habitat
E1
E1
E2
E3

No Habitat
E3
E3
E4
E4

Amenity Matrix

t

High
P1
P1
P2
P3

en

Important
Moderate
Low
None

Aesthetics
Moderate
Low
P1
P2
P2
P3
P3
P3
P3
P4

None
P3
P3
P4
P4

m

Character

Tree Retention Rating Modifier
E1
High
High
Moderate
Moderate
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P1
P2
P3
P4

Environment
E2
E3
High
Moderate
Moderate
Moderate
Moderate
Moderate
Moderate
Moderate
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Amenity

E4
Moderate
Moderate
Moderate
Low

Tree Retention Rating

The results of the Preliminary Tree Retention Rating and the Tree Retention Rating Modifier matrices are
combined in a final matrix to give the actual Tree Retention Rating.
Tree Retention Rating Matrix
Tree Retention Rating
Modifier
High
Moderate
Low

Arborman Tree Solutions
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Preliminary Tree Retention Rating
High
Moderate
Low
Important
High
Moderate
High
Moderate
Low
Moderate
Low
Low

Appendix A – Tree Assessment Methodology DIR
Version: V5 – 08 July 2019

Page 5 of 7

Attachment 207

223

Special Value Trees
There are potentially trees that have Special Value for reasons outside of normal Arboricultural
assessment protocols and therefore would not have been considered in the assessment to this point; to
allow for this a Special Value characteristic that can override the Tree Retention Rating can be selected.
Special Value characteristics that could override the Tree Retention Rating would include factors such as
the following:
Cultural Values
Memorial Trees, Avenue of Honour Trees, Aboriginal Heritage Trees, Trees planted by Dignitaries and
various other potential categories.
Environmental Values
Rare or Endangered species, Remnant Vegetation, Important Habitat for rare or endangered wildlife,
substantial habitat value in an important biodiversity area and various other potential categories.
Where a tree achieves one or more Special Value characteristics the Tree Retention Rating will
automatically be overridden and assigned the value of Important.

t

Tree Retention Rating Definitions
These trees are considered to be important and will in almost all instances be required to be
retained within any future development/redevelopment. It is highly unlikely that trees that
achieve this rating would be approved for removal or any other tree damaging activity.
Protection of these trees should as a minimum be consistent with Australian Standard
AS4970-2009 Protection of trees on development sites however given the level of importance
additional considerations may be required.

High

These trees are considered to be important and will in most instances be required to be
retained within any future development/redevelopment. It is unlikely that trees that achieve
this rating would be approved for removal or any other tree damaging activity. Protection of
these trees should be consistent with Australian Standard AS4970-2009 Protection of trees
on development sites.

Moderate

These trees are considered to be suitable for retention however they achieve less positive
attributes than the trees rated as Important or High and as such their removal or other tree
damaging activity is more likely to be considered to be acceptable in an otherwise reasonable
and expected development. The design process should where possible look to retain trees
with a Moderate Retention Rating. Protection of these trees, where they are identified to be
retained, should be consistent with Australian Standard AS4970-2009 Protection of trees on
development sites.

Low

These trees are not considered to be suitable for retention in any future
development/redevelopment; trees in this category do not warrant special works or design
modifications to allow for their retention. Trees in this category are likely to be approved for
removal and/or other tree damaging activity in an otherwise reasonable and expected
development. Protection of these trees, where they are identified to be retained, should be
consistent with Australian Standard AS4970-2009 Protection of trees on development sites.
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Important
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Development Impact Assessment
Potential development impacts were determined in accordance with Australian Standard 4970-2009
Protection of trees on development sites. The identification of the impact of development considers a
number of factors including the following:
The extent of encroachment into a tree’s Tree Protection Zone by the proposed development as a
percentage of the area.

b.

Results of any non-destructive exploratory investigations that may have occurred to determine root
activity.

c.

Any required pruning that may be needed to accommodate the proposed development.

d.

Tree species and tolerance to root disturbance.

e.

Age, vigour and size of the tree.

f.

Lean and stability of the tree.

g.

Soil characteristics and volume, topography and drainage.

h.

The presence of existing or past structures or obstacles potentially affecting root growth.

i.

Design factors incorporated into the proposed development to minimise impact.

Impacts were classified into the following categories:

en
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a.

None

The proposed development does not impact on the tree.

•

Low

The proposed development is unlikely to impact the health of the tree.

•

Moderate

The proposed development is expected to impact the health of the tree however
mitigation strategies are available to maintain tree condition.

•

High

The proposed development is expected to substantially the health and potentially the
stability of the tree.

•

Conflicted The proposed development substantially affects the tree including the Structural Root
and/ the trunk.
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Trees with an impact identified as ‘Low’ require general Tree Protection Zone management.
Trees with Low Retention Ratings and High or Conflicted impacts are recommended for removal as
alternative designs or installation methods are not warranted.
Trees with a Moderate Retention Rating and High or Conflicted impacts are recommended for further
investigation such as minor design alteration, other considerations or removal.
Trees with a High Retention Rating and High or Conflicted impacts are recommended for alternative
installation methods, alternative designs or if these are not practicable or are unreasonable, tree removal
may be recommended.
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Appendix B - Tree Assessment Findings

Casuarina cunninghamiana

Attachment 210

Tree No:

226

1

River She Oak
Inspected:

27 June 2019

Height:

>15 metres

Spread:

>10 metres

Health:

Good

Structure:

Good

Form:

Fair

Trunk Circumference:

>2 metres

Useful Life Expectancy:

>20 years
10.80 metres

en
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Tree Protection Zone:

hm

Observations

Legislative Status

ta
c

The health and structure of this tree indicate it is in good overall condition and has adapted to its environment.
Regulated

Retention Rating

At

This tree is identified as a Regulated Tree as defined in the Development Act 1993. This tree has a trunk circumference
greater than two metres and is not subject to any exemption from regulation.
High

This tree has a High Retention Rating and should be protected in any future development.
Development Impact

Low

The identified encroachment is greater than 10% of the Tree Protection Zone area however the proposed development
incorporates features that minimise the impact on the tree.
Recommendation

Protect Root Zone

Protect the root zone area for this tree.
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Attachment 211

Tree No:

227

2

Jacaranda
Inspected:

27 June 2019

Height:

>10 metres

Spread:

>15 metres

Health:

Good

Structure:

Good

Form:

Good

Trunk Circumference:

>2 metres

Useful Life Expectancy:

>20 years
9.60 metres

en

t

Tree Protection Zone:

hm

Observations

Legislative Status

ta
c

The health and structure of this tree indicate it is in good overall condition and has adapted to its environment.
Exempt

Retention Rating

At

This tree is exempt from control under the Development Act 1993. This tree is within 10 metres of a dwelling and is
therefore exempt from control under the Development Act 1993.
High

This tree has a High Retention Rating and should be protected in any future development.
Development Impact

Low

The identified encroachment is greater than 10% of the Tree Protection Zone area however the proposed development
incorporates features that minimise the impact on the tree.
Recommendation

Protect Root Zone

Protect the root zone area for this tree.
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Ceratonia siliqua

Tree No:

228

3

Carob Bean
Inspected:

27 June 2019

Height:

>5 metres

Spread:

>5 metres

Health:

Fair

Structure:

Poor

Form:

Atypical

Trunk Circumference:

>2 metres

Useful Life Expectancy:

Surpassed
6.83 metres

en

t

Tree Protection Zone:

hm

Observations

There is dieback of branch ends throughout the crown. There is an unstable union in the primary structure. This tree is in
direct conflict with the proposal.

ta
c

Legislative Status

Regulated

Retention Rating

At

This tree is identified as a Regulated Tree as defined in the Development Act 1993. This tree has a trunk circumference
greater than two metres and is not subject to any exemption from regulation.
Low

This tree has a Low Retention Rating and should not form a material constraint to the redevelopment of this site.
Development Impact

Conflicted

The identified encroachment impacts the Structural Root Zone or the trunk.
Recommendation

Remove

Tree removal is recommended.
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Phoenix canariensis

Tree No:

229

4

Canary Island Date Palm
Inspected:

27 June 2019

Height:

>10 metres

Spread:

>5 metres

Health:

Good

Structure:

Good

Form:

Good

Trunk Circumference:

>2 metres

Useful Life Expectancy:

Surpassed
8.76 metres

en

t

Tree Protection Zone:

hm

Observations

The health and structure of this tree indicate it is in good overall condition and has adapted to its environment. This tree is
in direct conflict with the proposal.

ta
c

Legislative Status

Exempt

Retention Rating

At

This tree is exempt from control under the Development Act 1993. This tree is within 10 metres of a dwelling and is
therefore exempt from control under the Development Act 1993.
Moderate

This tree has a Moderate Retention Rating and could be considered for retention in any future development.
Development Impact

Conflicted

The identified encroachment impacts the Structural Root Zone or the trunk.
Recommendation

Remove

Tree removal is recommended.
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Tree No:

230

5

Camphor Laurel
Inspected:

27 June 2019

Height:

>10 metres

Spread:

>10 metres

Health:

Fair

Structure:

Good

Form:

Good

Trunk Circumference:

>2 metres

Useful Life Expectancy:

Surpassed
5.59 metres

en

t

Tree Protection Zone:

hm

Observations

There is minor dieback of branch ends throughout the crown. This tree is in direct conflict with the proposal.

ta
c

Legislative Status

Exempt

Retention Rating

At

This tree is exempt from control under the Development Act 1993. This tree is within 10 metres of a dwelling and is
therefore exempt from control under the Development Act 1993.
Moderate

This tree has a Moderate Retention Rating and could be considered for retention in any future development.
Development Impact

Conflicted

The identified encroachment impacts the Structural Root Zone or the trunk.
Recommendation

Remove

Tree removal is recommended.
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Appendix C - Mapping
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R3

E5
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t

E4

m

Legend
TPZ - Remain

ch

TPZ - Remove

At

ta

Encroachment

E2
TPZ 9.60 m
Enc.
28 %

R1
TPZ 10.20 m
Enc.
38 %
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Appendix D – Tree Assessment Summary
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Tree Assessment Summary
Botanic Name

Legislative
Status

Retention
Rating

Development
Impact

TPZ
Radius

Observations

Recommendation

1

Casuarina
cunninghamiana

Regulated

High

Low

10.80
metres

The health and structure of this tree indicate it is in good
overall condition and has adapted to its environment.

Protect Root Zone

2

Jacaranda mimosifolia

Exempt

High

Low

9.60
metres

The health and structure of this tree indicate it is in good
overall condition and has adapted to its environment.

Protect Root Zone

3

Ceratonia siliqua

Regulated

Low

Conflicted

6.83
metres

There is dieback of branch ends throughout the crown.
There is an unstable union in the primary structure. This tree
is in direct conflict with the proposal.

Remove

4

Phoenix canariensis

Exempt

Moderate

Conflicted

8.76
metres

The health and structure of this tree indicate it is in good
overall condition and has adapted to its environment. This
tree is in direct conflict with the proposal.

Remove

5

Cinnamomum
camphora

Exempt

Moderate

Conflicted

5.59
metres

There is minor dieback of branch ends throughout the
crown. This tree is in direct conflict with the proposal.

Remove

At

ta
c

hm

en
t

Tree
No.

Published 11/09/2019

Development Impact Report
ATS5535-022ProRdDIR - GSEl project at 22 Prospect Rd, Fitzroy

Page 1 of 1

235

m
en

t

Attachment 219

At

ta

ch

Appendix E - Tree Protection Zone Guidelines

Attachment 220

236

Tree Protection Zone General Specifications and Guidelines

The Tree Protection Zone(s) is identified on the site plan, the TPZ is an area where construction activities are
regulated for the purposes of protecting tree viability. The TPZ should be established so that it clearly
identifies and precludes development/construction activities including personnel.
If development activities are required within the TPZ then these activities must be reviewed and approved by
the Project Arborist. Prior to approval, the Project Arborist must be certain that the tree(s) will remain viable
as a result of this activity.
Work Activities Excluded from the Tree Protection Zone:
a)
Machine excavation including trenching;
Excavation for silt fencing;

c)

Cultivation;

d)

Storage;

e)

Preparation of chemicals, including preparation of cement products;

f)

Parking of vehicles and plant;

g)

Refuelling;

h)

Dumping of waste;

i)

Wash down and cleaning of equipment;

j)

Placement of fill;

k)

Lighting of fires;

l)

Soil level changes;

m)

Temporary or permanent installation of utilities and signs, and

n)

Physical damage to the tree.

o)

Any other activity that could impact on the tree.
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b)
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Protective Fencing
Protective fencing must be installed around the identified Tree Protection Zone (See Figure1). The fencing
should by chain wire panels and compliant with AS4687 - 2007 Temporary fencing and hoardings. Shade
cloth or similar material should be attached around the fence to reduce dust, other particulates and liquids
entering the protected area.
Temporary fencing on 28kg bases are recommended for use as this eliminates any excavation requirements
to install fencing. Excavation increase the likelihood of root damage therefore should be avoided where
possible throughout the project.
Existing perimeter fencing and other structures may be utilised as part of the protective fencing.
Any permanent fencing should be post and rail with the set out determined in consultation with the Project
Arborist.
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Where the erection of the fence is not practical the Project Arborist is to approve alternative measures.

Figure 1 Showing example of protection fencing measures suitable.

Signage
The TPZ must be clearly identified with signs placed around the edge of the TPZ and be visible within the
development site. Example of a Tree Protection Zone Sign at the end of this document..
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Other Protection Measures
There are other protection methods that should be implemented within the development site and these
include:
General
When a TPZ exclusion area cannot be established due to practical reasons or the area needs to be entered
to undertake construction activities then additional tree protection measures may need to be adopted.
Protection measures should be compliant with AS4970-2009 and approved by the Project Arborist
Installation of Scaffolding within Tree Protection Area.
Where scaffolding is required within the TPZ branch removal should be minimised. Any branch removal
required should be approved by the Project Arborist and performed by a certified Arborist and performed in
accordance with AS4373-2007. Approval to prune branches must be documented and maintained.
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Ground below scaffold should be protected by boarding (e.g. scaffold board or plywood sheeting) as shown
in Figure below. The boarding should be left in place until scaffolding is removed.

Figure 2 – Showing scaffold constructed within TPZ.
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Ground Protection and TPZ Access
Temporary access within the TPZ can be achieved by the installation of suitable ground protection. The
purpose of ground protection is to prevent damage to tree roots and avoid compaction of the soil.
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Ground protection methods include the placement of a permeable membrane beneath a layer of noncompactable material such as mulch or a no fines gravel which is in turn covered with rumble boards or steel
plates.

Figure 3 – Ground protection methods.

Document Source:
The previous three diagrams in this document are sourced from AS4970-2009 Protection of trees on
development sites. Further information and guidelines are available in within that document.
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Paving Construction within a Tree Protection Zone
Paving within any Tree Protection Zone (TPZ) must be carried out above natural ground level unless it can
be shown with non-destructive excavation (AirSpade® or similar) that no or insignificant root growth occupies
the proposed construction area.
Due to the adverse effect filling over a Tree Protection Zone (TPZ) can have on tree health; alternative
mediums other than soil must be used. Available alternative mediums include structural soils or the use of a
cellular confinement system such as Ecocell®.
Ecocell®
Ecocell® systems are a cellular confinement system that can be filled with large particle sized gravels as a
sub-base for paving systems to reduce compaction to the existing grade.
Site preparation
➢ Clearly outline to all contracting staff entering the site the purpose of the TPZ’s and the contractors’
responsibilities. No fence is to be moved and no person or machinery is to access the TPZ’s without
consent from the City of Unley and/or the Project Arborist.
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t

➢ Fence off the unaffected area of the TPZ with a temporary fence leaving a 1.5 metre gap between the
work area and the fence; this will prevent machinery access to the remaining root zone.
Installation of Ecocell® and EcoTrihex Paving®
➢ Install a non-woven geotextile fabric for drainage and separation from sub base with a minimum of
600mm overlap on all fabric seams as required.
➢ Add Ecocell®, fill compartments with gravel and compact to desired compaction rate.

ch

➢ If excessive groundwater is expected incorporate an appropriate drainage system within the bedding
sand level.
➢ Add paving sand to required depth and compact to paving manufacturer’s specifications.

ta

➢ Lay EcoTrihex Paving® as per manufactures specifications and fill gaps between pavers with no fines
gravel.
➢ Remove all debris, vegetation cover and unacceptable in-situ soils. No excavation or soil level change of
the sub base is allowable for the installation of the paving.

At

➢ Where the finished soil level is uneven, gullies shall be filled with 20 millimetre coarse gravel to achieve
the desired level.

This construction method if implemented correctly can significantly reduce and potentially eliminated the
risk of tree decline and/or structural failure and effectively increase the size of the Tree Protection Zone
to include the area of the paving.
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Certificates of Control

Document Source:
This table has been sourced from AS4970-2009 Protection of trees on development sites.
information and guidelines are available in within that document.
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Pier and Beam Footing
This type of footing construction involves sinking support piers into the ground on
which support above grade beams. This beam supports the concrete base for the wall.
By being supported on the piers, the effect of the wall footing on the ground is
minimised, therefore so is any root damage. This type of construction is recommended
when building occurs within the close proximity of a tree.
Pier and beam footing design is tree-friendly within certain parameters of a Tree
Protection Zone as long as non-destructive root excavation are implemented to
expose roots to sink piers between discovered roots. Above grade beams are
necessary to link the piers as below grade beams require excavation which is likely to
damage tree roots.
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The following diagram is a concept design but will need engineering specifications to
ensure it is able to support the proposed structure.

Structure Constructed on the
Pier and Beam Footing
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Above grade beams linking the piers

Non-destructive excavation used to
install piers located between critical
roots

Arborman Tree Solutions Pty Ltd – Professionals in Arboriculture
23 Aberdeen Street
Port Adelaide SA 5015

Existing soil grade

Air gap between
undisturbed ground
and support beams

Phone: (08) 8240 5555
Mobile: 0418 812 967
Email: arborman@arborman.com.au
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EG

At

EG

30°
FALL

°3
FALL

° 30
FALL

ROOF SHEETING

EG

3°
FALL

EG

ta

EG

BOX GUTTER
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT

30°
FALL

30°
FALL

BG
EG

2°

FALL

ROOF PITCH AND DIRECTION OF FALL

EG
EG
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EG
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Rev.
A

Date
10.12.2019

DRAWING LIST

t
en
m
ch
ta
At

Amendment
ISSUED FOR PDPC

#

Current
Revision

Name

DA01 COVER SHEET & LOCATION
PLAN
DA02 EXISTING SITE & DEMOLITION
PLAN
DA03 SITE PLAN
DA04 FENCING PLAN
DA05 FLOOR PLANS
DA06 ROOF PLAN
DA07 ELEVATIONS 1
DA08 ELEVATIONS 2
DA09 CONTEXT AND MATERIALS
DA10 SKETCH VIEWS
DA11 LANDSCAPE / PLAYSCAPE
DA12 SHADING STUDIES - WINTER
SOLSTICE
DA13 SITE / FENCE SECTIONS 1
DA14 SITE / FENCE SECTIONS 2

A
A
C
D
B
A
A
B
A
C
A
A
A
B

COVER SHEET &
LOCATION PLAN
Scale 1 : 2000
OCT 2018

2018088
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DA ISSUE
DEMOLISH
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ET
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DEMOLISH
FENCE

ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:35 PM
Rev.
A

Amendment
ISSUED FOR PDPC

Date
10.12.2019

DEMOLISH
FENCE

EXISTING RESIDENCE TO BE DEMOLISHED

t

EXISTING BUILDING
FOR DEMOLITION

ch

m

EXISTING BUILDING
FOR DEMOLITION

EXISTING
BUILDING FOR
DEMOLITION

At

NEIGHBOURING
RESIDENCE

ta

EXISTING HOUSE FOR
DEMOLITION

DEMOLISH
FENCE

AD
PROSPECT RO

en

SITE & DEMOLITION LEGEND
TREE TO BE RETAINED

TREE/PLANTING TO BE
DEMOLISHED
TREE/PLANTING TO BE
DEMOLISHED
DEMOLISH

EXISTING SITE &
DEMOLITION PLAN
Scale 1 : 200
OCT 2018

2018088
Dwg No. 3224 DA02
Job No.

Rev:

A

A3 Sheet

CHILDCARE CENTRE

22 PROSPECT ROAD, FITZROY

NEIGHBOURING
RESIDNCE

28 Chesser Street, Adelaide, South Australia 5000
Telephone : 08 8203 5800 Facsimile : 08 8223 2440
ABN 65 007 846 586
brownfalconer.com.au

Attachment 8

24

DA ISSUE

TREES LEGEND

TREE TO BE
RETAINED

ISSUED FOR DEVELOPMENT APPROVAL

REET
METHUEN ST
PEDESTRIAN
ACCESS

FOOTPRINT OF
EXISTING HOUSE

4500

PROPOSED ROOF
LINES OVER

GATE FOR MAINTENANCE
ACCESS ONLY

3/09/2020 3:15:36 PM

6000
4500
600

CONCRETE PATH.
BRUSHED FINISH

VEHICULAR
ENTRY

FT01

Rev.
A
B
C

22

2400

OUTSIDE PLAY
0-2 YEARS

Amendment
ISSUED FOR PDPC
FENCING AND CARPARKING
REVISIONS
FENCING & OUTDOOR ACTIVITY
REVISIONS

Date
10.12.2019
4.5.2020
3.9.2020

21

PROSPECT

2400

CARPORT
20

t

2600

OUTSIDE PLAY
3-5 YEARS

2

16

ch

15

ta

4

14
5

2600

1800

13

2600

8

PERMEABLE
PAVING OVER TPZ
12

5400

6200

SITE PLAN

7

3700

10

6

11

1000

150 STEP

At

9

FIRST FLOOR
FOOTPRINT

2600

OUTSIDE PLAY
3-5 YEARS

NO WHEEL STOPS TO EASTERNMOST
CAR PARKS - 150mm HIGH KERB
BETWEEN PARKS AND LANDSCAPE
TBC - CREPE
SITE COVERAGE
MYRTLE
• USABLE SITE AREA APPROX
7-8mH, 4-5mW,
1968m²
ALTERNATING WITH
• BUILDING COVER, INCLUDING
ROOFED AND VERANDAH AREA:
NATIVE FRANGIPANI
902m² (46%)
4-8mH, 2-5mW - T.B.C.
•
SHADE SAILS: 111m² (6%)
LOW BORDER
PLANTING
BETWEEN TREES

2600

150 STEP
150 STEP

17

CARPARK
22 SPACES

2400

3

m

FT01

NEIGHBOURING
RESIDENCE

18

ROAD

BUILDING FOOTPRINT
644.3m²
FFL 48.67

19

2600

en

1

Scale As indicated

FT01
FT04

sand
pit

PERMEABLE
PAVING OVER TPZ

LOW LEVEL PLANTING
FT03

REGULATED TREE ON
NEIGHBOURING PROPERTY

ACOUSTIC
FENCE

CHILDCARE CENTRE

22 PROSPECT ROAD, FITZROY

FT05

BIN ENCLOSURE TO
ACCOMMODATE 3x
660L BINS, NOM.
DIMS 780x1260

MAR 2019

2018088
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Job No.

Rev:

C

A3 Sheet

TREE ON NEIGHBOURING
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2
1

DA14
PROJECT SITE SIDE

DA14

REET
METHUEN ST
GATE FOR MAINTENANCE
ACCESS ONLY

PEDESTRIAN
ACCESS

VEHICULAR
ENTRY

FT01

OUTSIDE PLAY
0-2 YEARS

PROSPECT

FT01

NEIGHBOURING
CARPORT

1

BUILDING FOOTPRINT
644.3m²

DA13

PERFORATED COLORBOND
PANEL WITH AN OPEN AREA
GREATER THAN 15%;
SPACED FROM THE
INSULATION TO PROVIDE
WEATHERPROOFING

CARPARK

FFL 48.67

PANELS TO BE SEALED
AIRTIGHT AT ALL
JUNCTIONS, INCLUDING AT
THE GROUND AND AT THE
CORNERS OF THE SITE

STREET / NEIGHBOUR SIDE

3/09/2020 3:15:36 PM

ROAD

2

FT05

FT01

DA13

FT04

BIN ENCLOSURE

2
1

SCALE 1 : 500

DA14

DA14

PROJECT SITE SIDE

110

3 FENCE TYPE FT01 SECTION
SCALE 1 : 50

CHILDCARE CENTRE

FOOTING FOR BRICKWORK
TO ENGINEER'S DESIGN
FENCE POST EMBEDDED
IN CONCRETE PIER
FOOTING AS REQUIRED

3.9.2020

FT03

t

FT04

LEGEND
FT01 'GOOD NEIGHBOUR' TYPE COLORBOND FENCE
BETWEEN EVENLY SPACED BRICK PILLARS ON
600HIGH BRICK PLINTH TO ACHIEVE TOTAL HEIGHT
OF 2240. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
FT02 2100H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE ON 600HIGH BRICK PLINTH TO ACHIEVE
TOTAL HEIGHT OF 2700. COLORBOND COLOUR:
'WALLABY'. REFER DETAIL
FT03 2100H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE. COLORBOND COLOUR: 'WALLABY'.
REFER DETAIL
FT04 1800H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE. COLORBOND COLOUR: 'WALLABY'
FT05 1500H TIMBER LOOK ALUMINIUM HORIZONTAL SLAT
FENCING; KNOTWOOD SCREEN SYSTEM (OR EQUAL
APPROVED) - REFER TO MANUFACTURER'S
INSTRUCTIONS; COLOUR KNOTWOOD IROKO

ACOUSTIC
FENCE PANELS

WEATHERPROOF
CAPPING

FACE BRICK
COLUMN

FENCING PLAN

At

1640
2240

50mm THICK
POLYESTER
INSULATION
WITH A MINIMUM
DENSITY OF
32kg/m³

16.8.2020

FT02

Scale As indicated

600

1200

COLORBOND
FENCE PANEL

600

PANELS TO BE SEALED
AIRTIGHT AT ALL JUNCTIONS

STREET SIDE

WEATHERPROOF
CAPPING

1800

PERFORATED COLORBOND
PANEL WITH AN OPEN AREA
GREATER THAN 15%;
SPACED FROM THE
INSULATION TO PROVIDE
WEATHERPROOFING

115

WEATHERPROOF
CAPPING

Date
10.12.2019
4.5.2020

FT01

ta

SHS FENCE POST
WITH TOP CAP

ch

NEIGHBOURING
RESIDENCE

ACOUSTIC
FENCE PANEL

FENCE POST
EMBEDDED IN
CONCRETE PIER
FOOTING AS
NECESSARY

m

FT03

1 FENCING PLAN

Amendment
ISSUED FOR PDPC
FENCING AND CARPARKING
REVISIONS
C FENCING UPDATE & DIMENSIONS
ADDED
D
FENCING & OUTDOOR ACTIVITY
REVISIONS
FENCING LEGEND

en

NEIGHBOURING
RESIDENCE

Rev.
A
B

50mm THICK
POLYESTER
INSULATION
WITH A MINIMUM
DENSITY OF
32kg/m³

2 ACOUSTIC FENCE DETAIL
SCALE 1 : 50

ISSUED FOR DEVELOPMENT APPROVAL

COLORBOND
FENCE PANEL

FT02

OUTSIDE PLAY
3-5 YEARS

DA ISSUE

WEATHERPROOF
CAPPING

SEPT 2019

2018088
Dwg No. 3224 DA04
Job No.

FACE BRICK PLINTH /
RETAINING WALL TO
ENGINEER'S DESIGN

GROUND LINE

FACE BRICK PLINTH /
RETAINING WALL TO
ENGINEER'S DESIGN

GROUND LINE

Rev:

D

A3 Sheet

4 FENCE TYPE FT01 ELEVATION FROM METHUEN STREET
SCALE 1 : 50
6 FENCE TYPE FT02 ELEVATION FROM WESTERN NEIGHBOUR

22 PROSPECT ROAD, FITZROY

SCALE 1 : 50
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1800
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ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:37 PM
ROOF & VERANDAH
LINES OVER

Rev.
A
B

Amendment
ISSUED FOR PDPC
AREA REFINEMENTS

Date
10.12.2019
3.9.2020

WC&CH 1
O/D STORE BATH+NAPPY

NURSERY 1
SINKS+STORE

t

NURSERY 2

STAIRS

AIRLOCK

PANTRY

FOYER

BATH+

PRE SCHOOL

PREP+STORE

ACC WC

KINDY

ROOF LINES
OVER

LIFT
STAIRS
COMMS
7 m²

O/D UTILITY+
SERVICES
12 m²

WC
LAUNDRY
12 m²

FLOOR PLANS

At

PROPOSED ROOF
LINE OVER

PARENT

STAFF
28 m²

ta

WC

ch

RL+ 48670

CORRIDOR

RECEPTION

m

KITCHEN

LOCKERS /
STORE
9 m²

SLEEP 1

CORRIDOR
STR

PROGRMNG
DIRECTOR
10 m²
10 m²

en

SLEEP 2

CLEANER

TODDLER 2

PREP+STORE

TODDLER 1

Scale 1 : 200
OCT 2018

2018088
Dwg No. 3224 DA05
Job No.

1 GROUND FLOOR
SCALE 1 : 200
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Rev:
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Amendment
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EG
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EG
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FALL
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EG

EG
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FALL
EG

ROOF PLAN

EG

3°

FALL

EG

ROOF SHEETING

FALL

30°

EG

FALL

°3
FALL

°30
FALL

BOX GUTTER
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT

30°

FALL

EG

BG
EG
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°30
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FALL

EG
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PF1

PC1

STO1

CO1

PF1

PC1

CB01

28

EG

CB02

PRELIMINARY

EG

WORK IN PROGRESS ISSUE

57470

ROOF

Amendment
ISSUED FOR PDPC

Date
10.12.2019

8800

5050

Rev.
A

FIRST FLOOR

t

FT01

FT01

1 EAST ELEVATION - PROSPECT ROAD
SCALE 1 : 100

52420

FIRST FLOOR

CO1

CB01

PF1

CB02 PC1

ch

SOFFIT FIRST

PF1

ta

54820

CB03

At

CB02

m

PF1

3750

en

PF1

LEGEND

PC1

CB01
CB02
CB03
CO1

COLORBOND STEEL. COLOUR: SHALE GREY
COLORBOND STEEL. COLOUR: WALLABY
COLORBOND STEEL. COLOUR: MONUMENT
CUSTOM ORB: REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP' PROFILE
EG
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT
FT01 'GOOD NEIGHBOUR' TYPE COLORBOND FENCE
BETWEEN EVENLY SPACED BRICK PILLARS ON
600HIGH BRICK PLINTH TO ACHIEVE TOTAL HEIGHT
OF 2240. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
PC1 POWDERCOAT FINISH; COLOUR: MATT BLACK
PF1 RENDERED BRICK. PAINT FINISH; COLOUR: DULUX
WHISPER WHITE SW1C2 (TBC)
STO1 STONE VENEER - ALLSTONE SANDSTONE 'NEW
DESERT SAND' SMOOTH FACE VENEER

ELEVATIONS 1
3750

52420

Scale 1 : 100
MAR 2019

2018088
Dwg No. 3224 DA07
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57470

PF1

CB02

CO1

CB02

29

PF1

STO1 CB01

CO1

PF1

DA ISSUE

CO1

ROOF

ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:41 PM
Rev.
A
B
SOFFIT FIRST

52420

FIRST FLOOR

51070

SOFFIT GROUND

48670

GROUND FLOOR

STO1

Date
10.12.2019
3.9.2020

PF1

1 SOUTH ELEVATION
SCALE 1 : 100

ROOF

54820

SOFFIT FIRST

PF1

CO1

PF1

STO1

CB01

PC1

CO1

ta

57470

CB02

ch

CB03

m

en

t

54820

Amendment
ISSUED FOR PDPC
AREA REFINEMENTS

PF2

FT06

LEGEND
CB01
CB02
CB03
CO1

COLORBOND STEEL. COLOUR: SHALE GREY
COLORBOND STEEL. COLOUR: WALLABY
COLORBOND STEEL. COLOUR: MONUMENT
CUSTOM ORB: REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP' PROFILE
FT06 1800H TIMBER LOOK BATTEN SCREEN; KNOTWOOD
SCREEN SYSTEM (OR EQUAL APPROVED); BATTENS
50mm X 50mm; COLOUR KNOTWOOD IROKO; REFER
TO MANUFACTURER'S INSTRUCTIONS
PC1 POWDERCOAT FINISH; COLOUR: MATT BLACK
PF1 RENDERED BRICK. PAINT FINISH; COLOUR: DULUX
WHISPER WHITE SW1C2 (TBC)
PF2 PAINT FINISH; DULUX WHISPER WHITE SW1C2 (TBC)
STO1 STONE VENEER - ALLSTONE SANDSTONE 'NEW
DESERT SAND' SMOOTH FACE VENEER

52420

FIRST FLOOR

At

OBSCURE GLASS
TO LOWER PANE

ELEVATIONS 2

Scale 1 : 100
MAR 2019

2018088
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2 WEST ELEVATION
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ST01

ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:42 PM
Rev.
A

Amendment
ISSUED FOR PDPC

Date
10.12.2019

t

CONCEAL / REVEAL

en

SOLID - SUBSTANTIAL
HISTORIC - ESTABLISHED

TREED - FENCED

FT05

SHADY VERANDAHS
STONE - TIMBER

PF01

CB03

CB02

KNOTWOOD SLAT FENCING KNOTWOOD BATTEN
SCREENING

FINISHES LEGEND
CB01

COLORBOND COLOUR SHALE GREY

CB02

COLORBOND COLOUR WALLABY

CB03

COLORBOND COLOUR MONUMENT

C01

REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP'
PROFILE

FT05

TIMBER LOOK ALUMINIUM SLAT FENCING.
COLOUR: KNOTWOOD IROKO

PF1

PAINT FINISH. COLOUR DULUX 'WHISPER
WHITE' SW1C2

ST01

STONE VENEER - ALLSTONE SANDSTONE
'NEW DESERT SAND' SMOOTH FACE
VENEER

CB01

CONTEXT AND MATERIALS

At

RENDER AND PAINT

ta

WIDE AND LOW

ch

LIGHT AND SHADE

m

LANDSCAPED - GARDENED

Scale 1 : 100
MAR 2019

2018088
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Job No.

Rev:
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Rev.
A
B
C

Date
10.12.2019
4.5.2020
3.9.2020

t

1 NORTHERLY APPROACH

Amendment
ISSUED FOR PDPC
FENCING AND CARPARKING
REVISIONS
FENCING & OUTDOOR ACTIVITY
REVISIONS

At

SCALE

ta

2 PROSPECT ROAD

ch

m

en

SCALE

SKETCH VIEWS

Scale
APRIL 2019

2018088
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Job No.

3 METHUEN STREET

Rev:
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ISSUED FOR DEVELOPMENT APPROVAL

REET
METHUEN ST

transition space

active
play

22

PROSPECT

verandah

4500

20

19

t

quiet space

en

1

hub

4000

m

15

At

4500

verandah

4
14

13
8

9

348

ACOUSTIC
FENCE

PERMEABLE
PAVING OVER TPZ

7

5400

6200

OUTSIDE PLAY:
• 0-2 YEARS 92m²
• 3-5 YEARS 540m²
• TOTAL 632m²
UNDERCOVER:
• VERANDAH 179.4m²; 28.4%
• SHADE SAILS 111m²; 17.6%
• COVERED PERGOLAS 20m²; 3%
• CUBBYS, 9m²; 1%
• TOTAL OF 319.4m²; 50.5%

LANDSCAPE / PLAYSCAPE

11
10
FT05

Scale 1 : 200

FT01
FT04

1618

4000

6000

6

12

BIN ENCLOSURE

SEPT 2019

2018088
Dwg No. 3224 DA11
Job No.

REGULATED TREE ON
NEIGHBOURING PROPERTY

470

LOW BORDER
PLANTING
BETWEEN TREES

5

quiet space

sand
pit

NATIVE FRANGIPANI
4-8mH, 2-5mW - T.B.C.

AREAS AND SHADING

3700

1292

transition
space

active
space

SHADE SAILS - TOTAL OF 57m². TO RANGE IN
HEIGHT FROM APPROX. 3m TO 3.5m. LOCATIONS
SHOWN ARE INDICATIVE ONLY
TRANSITION SPACES APPROX 65m²: NATURE
TRAILS, PLANTED HERB & VEGETABLE GARDENS,
PLAY ELEMENTS
ACTIVE PLAY APPROX 180m²: SANDPITS, OPEN
AREAS FOR RUNNING AND GATHERING AND
NATURAL PLAY ELEMENTS FOR CLIMBING,
EXPLORING
QUIET PLAY APPROX 138m²: PLANTED AREAS
INCLUDING OPPORTUNITIES FOR SUPERVISED
HIDING AND READING SPACES

TBC - CREPE
MYRTLE
7-8mH, 4-5mW,
ALTERNATING WITH

2600

4500

5500

ta

4000
quiet
space

16

ch

BUILDING FOOTPRINT
644.8m²
FFL 48.67

NEIGHBOURING
RESIDENCE

17

CARPARK
22 SPACES

3

VERANDAH - 179.4m²

ROAD

18

2

OUTSIDE PLAY
3-5 YEARS

Date
10.12.2019

TREE TO BE RETAINED AND INCORPORATED
INTO THE LANDSCAPE/PLAYSCAPE DESIGN

21

active
space

Amendment
ISSUED FOR PDPC

LANDSCAPE

1000

transition space

CARPORT

443

Rev.
A
4500

1682

quiet
space

quiet
space

1000

sand
pit

4000

330

2000

GATE FOR MAINTENANCE
ACCESS ONLY

PEDESTRIAN
ACCESS

3/09/2020 3:15:44 PM
600

5500

200

OUTSIDE PLAY
0-2 YEARS

6000
4500

VEHICULAR
ENTRY

PERMEABLE
PAVING UNDER
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Rev:

A

A3 Sheet

TREE ON NEIGHBOURING
PROPERTY
NEIGHBOURING
RESIDENCE
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Amendment
ISSUED FOR PDPC

Date
10.12.2019

JUNE 21 - 12 NOON

At

ta

JUNE 21 - 9AM

ch

m

en

t

Rev.
A

JUNE 21 - 3PM

SHADING STUDIES WINTER SOLSTICE
Scale
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PRELIMINARY
SITE BOUNDARY

WESTERN NEIGHBOUR'S
RESIDENCE - APPROXIMATE
INDICATOR ONLY

SLOPE TO BOUNDARY
AT ≈1 IN 30

CEILING GROUND
SOFFIT GROUND

51370
51070

GROUND FLOOR

48670

FIRST FLOOR

52420

CEILING GROUND
SOFFIT GROUND

51370
51070

GROUND FLOOR

48670

WORK IN PROGRESS ISSUE

Rev.
A

Amendment
FENCING & OUTDOOR ACTIVITY
REVISIONS

Date
3.9.2020

2370
NATURAL GROUND
LINE

BUILDING
PERIMETER PAVING

t

RETAINING WALL/BRICK PLINTH

SECTION 1 : 100

DA04

SLOPE TO BOUNDARY
AT ≈1 IN 30

SECTION 1 : 100

DA04

m
ch

OVERFLOW TO
CHILDCARE SIDE
ACOUSTIC FENCEREFER DETAIL ON DA04

ta

600

2535

900

FOLDED BOX
GUTTER
FOLDED CAPPING

At

WESTERN NEIGHBOUR'S
RESIDENCE - APPROXIMATE
INDICATOR ONLY

SITE BOUNDARY

2700
1200

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2870

EXISTING COLORBOND FENCE
AT 1 METHUEN STREET

2

52420

900
2700
1200

OVERFLOW TO
CHILDCARE SIDE
ACOUSTIC FENCEREFER DETAIL ON DA04

en

1

FOLDED BOX
GUTTER
1000
FOLDED CAPPING

600

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 3050

EXISTING RENDERED FENCE
AT 1 METHUEN STREET

FIRST FLOOR

NATURAL GROUND
LINE

BUILDING
PERIMETER PAVING

SITE / FENCE SECTIONS 1

Scale 1 : 100
APRIL 6, 2020
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CEILING FIRST
SOFFIT FIRST

PRELIMINARY

55120
54820

WORK IN PROGRESS ISSUE

52420

CEILING GROUND
SOFFIT GROUND

51370
51070

t

GROUND FLOOR

en

1000
NATURAL GROUND LINE

SECTION 1 : 100

ta

ch

DA04

METHUEN STREET

NATURAL GROUND LINE

SECTION 1 : 100

CEILING FIRST
SOFFIT FIRST

55120
54820

FIRST FLOOR

52420

PROPOSED
FENCE TYPE FT03
CEILING GROUND
SOFFIT GROUND

51370
51070

2100

At

1800

2360

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2870

PROPOSED
FENCE TYPE FT01

GROUND FLOOR

NATURAL
GROUND LINE

AVERAGE SLOPE TO
BOUNDARY AT THIS
LOCATION ≈1 IN 7

Date
16.8.2020
3.9.2020

SOUTHERN NEIGHBOUR'S
BOUNDARY

m

2

NATURAL
GROUND LINE

B

Amendment
FENCING UPDATE & DIMENSIONS
ADDED
FENCING & OUTDOOR ACTIVITY
REVISIONS

48670

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2585

1800

2100

PROPOSED
FENCE TYPE FT03

METHUEN STREET

1

FIRST FLOOR

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2430

PROPOSED
FENCE TYPE FT01

2240

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2750

Rev.
A

SOUTHERN NEIGHBOUR'S
BOUNDARY

SITE / FENCE SECTIONS 2

48670

Scale 1 : 100
APRIL 6, 2020
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PROPOSED
DEVELOPMENT SITE
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ISSUED FOR DEVELOPMENT APPROVAL
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Rev.
A

Date
10.12.2019

DRAWING LIST

t
en
m
ch
ta
At

Amendment
ISSUED FOR PDPC

#

Current
Revision

Name

DA01 COVER SHEET & LOCATION
PLAN
DA02 EXISTING SITE & DEMOLITION
PLAN
DA03 SITE PLAN
DA04 FENCING PLAN
DA05 FLOOR PLANS
DA06 ROOF PLAN
DA07 ELEVATIONS 1
DA08 ELEVATIONS 2
DA09 CONTEXT AND MATERIALS
DA10 SKETCH VIEWS
DA11 LANDSCAPE / PLAYSCAPE
DA12 SHADING STUDIES - WINTER
SOLSTICE
DA13 SITE / FENCE SECTIONS 1
DA14 SITE / FENCE SECTIONS 2

A
A
C
D
B
A
A
B
A
C
A
A
A
B

COVER SHEET &
LOCATION PLAN
Scale 1 : 2000
OCT 2018
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DEMOLISH
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ET
METHUEN STRE
DEMOLISH
FENCE

ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:35 PM
Rev.
A

Amendment
ISSUED FOR PDPC

Date
10.12.2019

DEMOLISH
FENCE

EXISTING RESIDENCE TO BE DEMOLISHED

t

EXISTING BUILDING
FOR DEMOLITION

ch

m

EXISTING BUILDING
FOR DEMOLITION

EXISTING
BUILDING FOR
DEMOLITION

At

NEIGHBOURING
RESIDENCE

ta

EXISTING HOUSE FOR
DEMOLITION

DEMOLISH
FENCE

AD
PROSPECT RO

en

SITE & DEMOLITION LEGEND
TREE TO BE RETAINED

TREE/PLANTING TO BE
DEMOLISHED
TREE/PLANTING TO BE
DEMOLISHED
DEMOLISH

EXISTING SITE &
DEMOLITION PLAN
Scale 1 : 200
OCT 2018
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DA ISSUE

TREES LEGEND

TREE TO BE
RETAINED

ISSUED FOR DEVELOPMENT APPROVAL

REET
METHUEN ST
PEDESTRIAN
ACCESS

FOOTPRINT OF
EXISTING HOUSE

4500

PROPOSED ROOF
LINES OVER

GATE FOR MAINTENANCE
ACCESS ONLY

3/09/2020 3:15:36 PM

6000
4500
600

CONCRETE PATH.
BRUSHED FINISH

VEHICULAR
ENTRY

FT01

Rev.
A
B
C

22

2400

OUTSIDE PLAY
0-2 YEARS

Amendment
ISSUED FOR PDPC
FENCING AND CARPARKING
REVISIONS
FENCING & OUTDOOR ACTIVITY
REVISIONS

Date
10.12.2019
4.5.2020
3.9.2020

21

PROSPECT

2400

CARPORT
20

t

2600

OUTSIDE PLAY
3-5 YEARS

2

16

ch

15

ta

4

14
5

2600

1800

13

2600

8

PERMEABLE
PAVING OVER TPZ
12

5400

6200

SITE PLAN

7

3700

10

6

11

1000

150 STEP

At

9

FIRST FLOOR
FOOTPRINT

2600

OUTSIDE PLAY
3-5 YEARS

NO WHEEL STOPS TO EASTERNMOST
CAR PARKS - 150mm HIGH KERB
BETWEEN PARKS AND LANDSCAPE
TBC - CREPE
SITE COVERAGE
MYRTLE
• USABLE SITE AREA APPROX
7-8mH, 4-5mW,
1968m²
ALTERNATING WITH
• BUILDING COVER, INCLUDING
ROOFED AND VERANDAH AREA:
NATIVE FRANGIPANI
902m² (46%)
4-8mH, 2-5mW - T.B.C.
•
SHADE SAILS: 111m² (6%)
LOW BORDER
PLANTING
BETWEEN TREES

2600

150 STEP
150 STEP

17

CARPARK
22 SPACES

2400

3

m

FT01

NEIGHBOURING
RESIDENCE

18

ROAD

BUILDING FOOTPRINT
644.3m²
FFL 48.67

19

2600

en

1

Scale As indicated

FT01
FT04

sand
pit

PERMEABLE
PAVING OVER TPZ

LOW LEVEL PLANTING
FT03

REGULATED TREE ON
NEIGHBOURING PROPERTY

ACOUSTIC
FENCE
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2
1

DA14
PROJECT SITE SIDE

DA14

REET
METHUEN ST
GATE FOR MAINTENANCE
ACCESS ONLY

PEDESTRIAN
ACCESS

VEHICULAR
ENTRY

FT01

OUTSIDE PLAY
0-2 YEARS

PROSPECT

FT01

NEIGHBOURING
CARPORT

1

BUILDING FOOTPRINT
644.3m²

DA13

PERFORATED COLORBOND
PANEL WITH AN OPEN AREA
GREATER THAN 15%;
SPACED FROM THE
INSULATION TO PROVIDE
WEATHERPROOFING

CARPARK

FFL 48.67

PANELS TO BE SEALED
AIRTIGHT AT ALL
JUNCTIONS, INCLUDING AT
THE GROUND AND AT THE
CORNERS OF THE SITE

STREET / NEIGHBOUR SIDE

3/09/2020 3:15:36 PM

ROAD

2

FT05

FT01

DA13

FT04

BIN ENCLOSURE

2
1

SCALE 1 : 500

DA14

DA14

PROJECT SITE SIDE

110

3 FENCE TYPE FT01 SECTION
SCALE 1 : 50

CHILDCARE CENTRE

FOOTING FOR BRICKWORK
TO ENGINEER'S DESIGN
FENCE POST EMBEDDED
IN CONCRETE PIER
FOOTING AS REQUIRED

3.9.2020

FT03

t

FT04

LEGEND
FT01 'GOOD NEIGHBOUR' TYPE COLORBOND FENCE
BETWEEN EVENLY SPACED BRICK PILLARS ON
600HIGH BRICK PLINTH TO ACHIEVE TOTAL HEIGHT
OF 2240. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
FT02 2100H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE ON 600HIGH BRICK PLINTH TO ACHIEVE
TOTAL HEIGHT OF 2700. COLORBOND COLOUR:
'WALLABY'. REFER DETAIL
FT03 2100H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE. COLORBOND COLOUR: 'WALLABY'.
REFER DETAIL
FT04 1800H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE. COLORBOND COLOUR: 'WALLABY'
FT05 1500H TIMBER LOOK ALUMINIUM HORIZONTAL SLAT
FENCING; KNOTWOOD SCREEN SYSTEM (OR EQUAL
APPROVED) - REFER TO MANUFACTURER'S
INSTRUCTIONS; COLOUR KNOTWOOD IROKO

ACOUSTIC
FENCE PANELS

WEATHERPROOF
CAPPING

FACE BRICK
COLUMN

FENCING PLAN

At

1640
2240

50mm THICK
POLYESTER
INSULATION
WITH A MINIMUM
DENSITY OF
32kg/m³

16.8.2020

FT02

Scale As indicated

600

1200

COLORBOND
FENCE PANEL

600

PANELS TO BE SEALED
AIRTIGHT AT ALL JUNCTIONS

STREET SIDE

WEATHERPROOF
CAPPING

1800

PERFORATED COLORBOND
PANEL WITH AN OPEN AREA
GREATER THAN 15%;
SPACED FROM THE
INSULATION TO PROVIDE
WEATHERPROOFING

115

WEATHERPROOF
CAPPING

Date
10.12.2019
4.5.2020

FT01

ta

SHS FENCE POST
WITH TOP CAP

ch

NEIGHBOURING
RESIDENCE

ACOUSTIC
FENCE PANEL

FENCE POST
EMBEDDED IN
CONCRETE PIER
FOOTING AS
NECESSARY

m

FT03

1 FENCING PLAN

Amendment
ISSUED FOR PDPC
FENCING AND CARPARKING
REVISIONS
C FENCING UPDATE & DIMENSIONS
ADDED
D
FENCING & OUTDOOR ACTIVITY
REVISIONS
FENCING LEGEND

en

NEIGHBOURING
RESIDENCE

Rev.
A
B

50mm THICK
POLYESTER
INSULATION
WITH A MINIMUM
DENSITY OF
32kg/m³

2 ACOUSTIC FENCE DETAIL
SCALE 1 : 50

ISSUED FOR DEVELOPMENT APPROVAL

COLORBOND
FENCE PANEL

FT02

OUTSIDE PLAY
3-5 YEARS

DA ISSUE

WEATHERPROOF
CAPPING

SEPT 2019

2018088
Dwg No. 3224 DA04
Job No.

FACE BRICK PLINTH /
RETAINING WALL TO
ENGINEER'S DESIGN

GROUND LINE

FACE BRICK PLINTH /
RETAINING WALL TO
ENGINEER'S DESIGN

GROUND LINE

Rev:

D
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4 FENCE TYPE FT01 ELEVATION FROM METHUEN STREET
SCALE 1 : 50
6 FENCE TYPE FT02 ELEVATION FROM WESTERN NEIGHBOUR
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DA ISSUE
ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:37 PM
ROOF & VERANDAH
LINES OVER

Rev.
A
B

Amendment
ISSUED FOR PDPC
AREA REFINEMENTS

Date
10.12.2019
3.9.2020

WC&CH 1
O/D STORE BATH+NAPPY

NURSERY 1
SINKS+STORE

t

NURSERY 2

STAIRS

AIRLOCK

PANTRY

FOYER

BATH+

PRE SCHOOL

PREP+STORE

ACC WC

KINDY

ROOF LINES
OVER

LIFT
STAIRS
COMMS
7 m²

O/D UTILITY+
SERVICES
12 m²

WC
LAUNDRY
12 m²

FLOOR PLANS

At

PROPOSED ROOF
LINE OVER

PARENT

STAFF
28 m²

ta

WC

ch

RL+ 48670

CORRIDOR

RECEPTION

m

KITCHEN

LOCKERS /
STORE
9 m²

SLEEP 1

CORRIDOR
STR

PROGRMNG
DIRECTOR
10 m²
10 m²

en

SLEEP 2

CLEANER

TODDLER 2

PREP+STORE

TODDLER 1

Scale 1 : 200
OCT 2018
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SCALE 1 : 200
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DA ISSUE
ISSUED FOR DEVELOPMENT APPROVAL

3/09/2020 3:15:37 PM
Rev.
A

Amendment
ISSUED FOR PDPC

Date
10.12.2019

EG

°3
FALL

EG

30

FA
° LL
FALL

EG

FALL

EG

t

en

5

30°

FA
° LL

30°

°30
FALL

EG

BG

°5
FALL

2°

FALL

30°

°5
FALL

EG

3°

m

FALL

EG

FALL

EG

LEGEND

BG

EG

3°

FALL

ch

30

FA
° LL

EG

30°

ta
At

3°

EG

2°

FALL

ROOF PITCH AND DIRECTION OF FALL

EG

EG

3°

FALL
EG

ROOF PLAN

EG

3°

FALL

EG

ROOF SHEETING

FALL

30°

EG

FALL

°3
FALL

°30
FALL

BOX GUTTER
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT

30°

FALL

EG

BG
EG

FALL

EG

30°

30°

°30
FALL

FALL

EG

FALL

30°

FALL

°3
FALL

Scale As indicated
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PF1

PC1

STO1

CO1

PF1

PC1

CB01

137

EG

CB02

PRELIMINARY

EG

WORK IN PROGRESS ISSUE

57470

ROOF

Amendment
ISSUED FOR PDPC

Date
10.12.2019

8800

5050

Rev.
A

FIRST FLOOR

t

FT01

FT01

1 EAST ELEVATION - PROSPECT ROAD
SCALE 1 : 100

52420

FIRST FLOOR

CO1

CB01

PF1

CB02 PC1

ch

SOFFIT FIRST

PF1

ta

54820

CB03

At

CB02

m

PF1

3750

en

PF1

LEGEND

PC1

CB01
CB02
CB03
CO1

COLORBOND STEEL. COLOUR: SHALE GREY
COLORBOND STEEL. COLOUR: WALLABY
COLORBOND STEEL. COLOUR: MONUMENT
CUSTOM ORB: REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP' PROFILE
EG
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT
FT01 'GOOD NEIGHBOUR' TYPE COLORBOND FENCE
BETWEEN EVENLY SPACED BRICK PILLARS ON
600HIGH BRICK PLINTH TO ACHIEVE TOTAL HEIGHT
OF 2240. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
PC1 POWDERCOAT FINISH; COLOUR: MATT BLACK
PF1 RENDERED BRICK. PAINT FINISH; COLOUR: DULUX
WHISPER WHITE SW1C2 (TBC)
STO1 STONE VENEER - ALLSTONE SANDSTONE 'NEW
DESERT SAND' SMOOTH FACE VENEER

ELEVATIONS 1
3750

52420

Scale 1 : 100
MAR 2019
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CB03

57470

PF1

CB02

CO1

CB02

138

PF1

STO1 CB01

CO1

PF1

DA ISSUE

CO1

ROOF

ISSUED FOR DEVELOPMENT APPROVAL
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Rev.
A
B
SOFFIT FIRST

52420

FIRST FLOOR

51070

SOFFIT GROUND

48670

GROUND FLOOR

STO1

Date
10.12.2019
3.9.2020

PF1

1 SOUTH ELEVATION
SCALE 1 : 100

ROOF

54820

SOFFIT FIRST

PF1

CO1

PF1

STO1

CB01

PC1

CO1

ta

57470

CB02

ch

CB03

m

en

t

54820

Amendment
ISSUED FOR PDPC
AREA REFINEMENTS

PF2

FT06

LEGEND
CB01
CB02
CB03
CO1

COLORBOND STEEL. COLOUR: SHALE GREY
COLORBOND STEEL. COLOUR: WALLABY
COLORBOND STEEL. COLOUR: MONUMENT
CUSTOM ORB: REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP' PROFILE
FT06 1800H TIMBER LOOK BATTEN SCREEN; KNOTWOOD
SCREEN SYSTEM (OR EQUAL APPROVED); BATTENS
50mm X 50mm; COLOUR KNOTWOOD IROKO; REFER
TO MANUFACTURER'S INSTRUCTIONS
PC1 POWDERCOAT FINISH; COLOUR: MATT BLACK
PF1 RENDERED BRICK. PAINT FINISH; COLOUR: DULUX
WHISPER WHITE SW1C2 (TBC)
PF2 PAINT FINISH; DULUX WHISPER WHITE SW1C2 (TBC)
STO1 STONE VENEER - ALLSTONE SANDSTONE 'NEW
DESERT SAND' SMOOTH FACE VENEER

52420

FIRST FLOOR

At

OBSCURE GLASS
TO LOWER PANE

ELEVATIONS 2

Scale 1 : 100
MAR 2019
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ST01

ISSUED FOR DEVELOPMENT APPROVAL
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Rev.
A

Amendment
ISSUED FOR PDPC

Date
10.12.2019

t

CONCEAL / REVEAL

en

SOLID - SUBSTANTIAL
HISTORIC - ESTABLISHED

TREED - FENCED

FT05

SHADY VERANDAHS
STONE - TIMBER

PF01

CB03

CB02

KNOTWOOD SLAT FENCING KNOTWOOD BATTEN
SCREENING

FINISHES LEGEND
CB01

COLORBOND COLOUR SHALE GREY

CB02

COLORBOND COLOUR WALLABY

CB03

COLORBOND COLOUR MONUMENT

C01

REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP'
PROFILE

FT05

TIMBER LOOK ALUMINIUM SLAT FENCING.
COLOUR: KNOTWOOD IROKO

PF1

PAINT FINISH. COLOUR DULUX 'WHISPER
WHITE' SW1C2

ST01

STONE VENEER - ALLSTONE SANDSTONE
'NEW DESERT SAND' SMOOTH FACE
VENEER

CB01

CONTEXT AND MATERIALS

At

RENDER AND PAINT

ta

WIDE AND LOW

ch

LIGHT AND SHADE

m

LANDSCAPED - GARDENED

Scale 1 : 100
MAR 2019
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ISSUED FOR DEVELOPMENT APPROVAL

Rev.
A
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C

Date
10.12.2019
4.5.2020
3.9.2020

t

1 NORTHERLY APPROACH

Amendment
ISSUED FOR PDPC
FENCING AND CARPARKING
REVISIONS
FENCING & OUTDOOR ACTIVITY
REVISIONS

At

SCALE

ta

2 PROSPECT ROAD

ch

m

en

SCALE

SKETCH VIEWS

Scale
APRIL 2019

2018088
Dwg No. 3224 DA10
Job No.
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ISSUED FOR DEVELOPMENT APPROVAL

REET
METHUEN ST

transition space

active
play

22

PROSPECT

verandah

4500

20

19

t

quiet space

en

1

hub

4000

m

15

At

4500

verandah

4
14

13
8

9

348

ACOUSTIC
FENCE

PERMEABLE
PAVING OVER TPZ

7

5400

6200

OUTSIDE PLAY:
• 0-2 YEARS 92m²
• 3-5 YEARS 540m²
• TOTAL 632m²
UNDERCOVER:
• VERANDAH 179.4m²; 28.4%
• SHADE SAILS 111m²; 17.6%
• COVERED PERGOLAS 20m²; 3%
• CUBBYS, 9m²; 1%
• TOTAL OF 319.4m²; 50.5%

LANDSCAPE / PLAYSCAPE

11
10
FT05

Scale 1 : 200

FT01
FT04

1618

4000

6000

6

12

BIN ENCLOSURE

SEPT 2019

2018088
Dwg No. 3224 DA11
Job No.

REGULATED TREE ON
NEIGHBOURING PROPERTY

470

LOW BORDER
PLANTING
BETWEEN TREES

5

quiet space

sand
pit

NATIVE FRANGIPANI
4-8mH, 2-5mW - T.B.C.

AREAS AND SHADING

3700

1292

transition
space

active
space

SHADE SAILS - TOTAL OF 57m². TO RANGE IN
HEIGHT FROM APPROX. 3m TO 3.5m. LOCATIONS
SHOWN ARE INDICATIVE ONLY
TRANSITION SPACES APPROX 65m²: NATURE
TRAILS, PLANTED HERB & VEGETABLE GARDENS,
PLAY ELEMENTS
ACTIVE PLAY APPROX 180m²: SANDPITS, OPEN
AREAS FOR RUNNING AND GATHERING AND
NATURAL PLAY ELEMENTS FOR CLIMBING,
EXPLORING
QUIET PLAY APPROX 138m²: PLANTED AREAS
INCLUDING OPPORTUNITIES FOR SUPERVISED
HIDING AND READING SPACES

TBC - CREPE
MYRTLE
7-8mH, 4-5mW,
ALTERNATING WITH

2600

4500

5500

ta

4000
quiet
space

16

ch

BUILDING FOOTPRINT
644.8m²
FFL 48.67

NEIGHBOURING
RESIDENCE

17

CARPARK
22 SPACES

3

VERANDAH - 179.4m²

ROAD

18

2

OUTSIDE PLAY
3-5 YEARS

Date
10.12.2019

TREE TO BE RETAINED AND INCORPORATED
INTO THE LANDSCAPE/PLAYSCAPE DESIGN

21

active
space

Amendment
ISSUED FOR PDPC

LANDSCAPE

1000

transition space

CARPORT

443

Rev.
A
4500

1682

quiet
space

quiet
space

1000

sand
pit

4000

330

2000

GATE FOR MAINTENANCE
ACCESS ONLY

PEDESTRIAN
ACCESS

3/09/2020 3:15:44 PM
600

5500

200

OUTSIDE PLAY
0-2 YEARS

6000
4500

VEHICULAR
ENTRY

PERMEABLE
PAVING UNDER
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Date
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JUNE 21 - 12 NOON

At

ta

JUNE 21 - 9AM

ch

m
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t

Rev.
A

JUNE 21 - 3PM

SHADING STUDIES WINTER SOLSTICE
Scale
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PRELIMINARY
SITE BOUNDARY

WESTERN NEIGHBOUR'S
RESIDENCE - APPROXIMATE
INDICATOR ONLY

SLOPE TO BOUNDARY
AT ≈1 IN 30

CEILING GROUND
SOFFIT GROUND

51370
51070

GROUND FLOOR

48670

FIRST FLOOR

52420

CEILING GROUND
SOFFIT GROUND

51370
51070

GROUND FLOOR

48670

WORK IN PROGRESS ISSUE

Rev.
A

Amendment
FENCING & OUTDOOR ACTIVITY
REVISIONS

Date
3.9.2020

2370
NATURAL GROUND
LINE

BUILDING
PERIMETER PAVING

t

RETAINING WALL/BRICK PLINTH

SECTION 1 : 100

DA04

SLOPE TO BOUNDARY
AT ≈1 IN 30

SECTION 1 : 100

DA04

m
ch

OVERFLOW TO
CHILDCARE SIDE
ACOUSTIC FENCEREFER DETAIL ON DA04

ta

600

2535

900

FOLDED BOX
GUTTER
FOLDED CAPPING

At

WESTERN NEIGHBOUR'S
RESIDENCE - APPROXIMATE
INDICATOR ONLY

SITE BOUNDARY

2700
1200

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2870

EXISTING COLORBOND FENCE
AT 1 METHUEN STREET

2

52420

900
2700
1200

OVERFLOW TO
CHILDCARE SIDE
ACOUSTIC FENCEREFER DETAIL ON DA04

en

1

FOLDED BOX
GUTTER
1000
FOLDED CAPPING

600

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 3050

EXISTING RENDERED FENCE
AT 1 METHUEN STREET

FIRST FLOOR

NATURAL GROUND
LINE

BUILDING
PERIMETER PAVING

SITE / FENCE SECTIONS 1

Scale 1 : 100
APRIL 6, 2020
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CEILING FIRST
SOFFIT FIRST

PRELIMINARY

55120
54820

WORK IN PROGRESS ISSUE

52420

CEILING GROUND
SOFFIT GROUND

51370
51070

t

GROUND FLOOR

en

1000
NATURAL GROUND LINE

SECTION 1 : 100

ta

ch

DA04

METHUEN STREET

NATURAL GROUND LINE

SECTION 1 : 100

CEILING FIRST
SOFFIT FIRST

55120
54820

FIRST FLOOR

52420

PROPOSED
FENCE TYPE FT03
CEILING GROUND
SOFFIT GROUND

51370
51070

2100

At

1800

2360

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2870

PROPOSED
FENCE TYPE FT01

GROUND FLOOR

NATURAL
GROUND LINE

AVERAGE SLOPE TO
BOUNDARY AT THIS
LOCATION ≈1 IN 7

Date
16.8.2020
3.9.2020

SOUTHERN NEIGHBOUR'S
BOUNDARY

m

2

NATURAL
GROUND LINE

B

Amendment
FENCING UPDATE & DIMENSIONS
ADDED
FENCING & OUTDOOR ACTIVITY
REVISIONS

48670

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2585

1800

2100

PROPOSED
FENCE TYPE FT03

METHUEN STREET

1

FIRST FLOOR

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2430

PROPOSED
FENCE TYPE FT01

2240

BOUNDARY LEVEL TO
UNDERSIDE OF VERANDAH 2750

Rev.
A

SOUTHERN NEIGHBOUR'S
BOUNDARY

SITE / FENCE SECTIONS 2
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Scale 1 : 100
APRIL 6, 2020
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LEGEND

47.51TK TOP KERB
47.36WT WATER TABLE
45.16FL FLOOR LEVEL
48.12IL INVERT LEVEL
or

or

PSM
TEL. COMM. PILLAR / PIT

PEG / TBM

SURVEY MARKS

BOTTOM OF BANK

COORDINATE SYSTEM

TOP OF BANK

VERTICAL:
AHD
HORIZONTAL: GROUND PLANE ORIENTED
TO: MGA 94 ZONE 54
SCALE: GROUND (CSF = 1.00018646
)

EDGE OF VEGETN

CHANGE OF GRADE

ROAD SIGN / HOARD.

DRAIN

TAP

TRAFFIC LIGHT

WATER METER

SIGN / BUS SIGN

BOREHOLE

SPRINKLR / IRRIG VALVE

LITTER BIN

POWER / LIGHT POLE

HYDRANT

MAIL BOX / SIGNAL BOX

CABLE MARKER

DOMESTIC OUTLET

TICKET MACHINE

STOBIE / WOODEN POLE

DOWNPIPE

ROAD / ELEC. SERVICE

POST / BOLLARD

DOMESTIC SUMP

WATER SV / FP

SEWER MH / IO / SIP

CONCRETE

STORMWATER M'HOLE

ELEC. / GAS METER

UNKNOWN POINT / SERVICE

FENCE

SEP / GRATING

GAS SERVICE

TREE / SHRUB
Possible REGULATED /
SIGNIFICANT TREE by measurement
only (trunk greater than 2.0m
circumference). Professional advice
from council / arborist required.

SEWER PIPE UG
TEL. COMM. UG
WATER PIPE UG
BUILDING
WALL
GI BUILDING

GATE

ADOPTED STATION & AUTHORITY
PSM 6628/15123
PSM 6628/15123

RL:
E:
N:

48.905 SDB
280217.414 SDB
6135807.740 SDB

Alexander & Symonds Pty Ltd
11 King William Street Kent Town,
South Australia 5067
PO Box 1000 Kent Town, SA 5071
ABN 93007 753 988

© ALEXANDER & SYMONDS PTY. LTD.

Notes:
Property boundaries shown hereon have been compiled
from the government records and have not been verified
by field survey.

ORIGINAL SHEET SIZE A1

CONTOUR INTERVAL:
SURVEY:
NJL
DRAWN:
NJL
CHECKED: BAC

0.2m
05.11.2018
06.11.2018
09.11.2018

T
F
W
E

(08) 8130 1666
(08) 8362 0099
www.alexander.com.au
adelaide@alexander.com.au

Alexander

Symonds

+ Property + Land Development +
+ Construction + Mining +
+ Spatial Information Management +

Detail & Level Survey
22 Prospect Road
FITZROY

Surveying
Consultants

DRAWING No.
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R3

E5

en

t

E4

m

Legend
TPZ - Remain

ch

TPZ - Remove

At

ta

Encroachment

E2
TPZ 9.60 m
Enc.
28 %

R1
TPZ 10.20 m
Enc.
38 %
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PROPOSED
DEVELOPMENT SITE

DA ISSUE
ISSUED FOR DEVELOPMENT APPROVAL

9/12/2019 5:44:45 PM
Rev.

Amendment
ISSUED FOR PDPC

A

DRAWING LIST

t
en
m
ch
ta
At

Date
10.12.2019

#

Current
Revision

Name

DA01 COVER SHEET & LOCATION
PLAN
DA02 EXISTING SITE & DEMOLITION
PLAN
DA03 SITE PLAN
DA04 FENCING PLAN
DA05 FLOOR PLANS
DA06 ROOF PLAN
DA07 ELEVATIONS 1
DA08 ELEVATIONS 2
DA09 CONTEXT AND MATERIALS
DA10 SKETCH VIEWS
DA11 LANDSCAPE / PLAYSCAPE
DA12 SHADING STUDIES - WINTER
SOLSTICE

A
A
A
A
A
A
A
A
A
A
A
A

COVER SHEET &
LOCATION PLAN
Scale 1 : 2000
OCT 2018
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DEMOLISH
FENCE

ET
METHUEN STRE

ISSUED FOR DEVELOPMENT APPROVAL

9/12/2019 5:44:52 PM
Rev.

Amendment
ISSUED FOR PDPC

A
DEMOLISH
FENCE

Date
10.12.2019

DEMOLISH
FENCE

EXISTING RESIDENCE TO BE DEMOLISHED

t

EXISTING BUILDING
FOR DEMOLITION

ch

m

EXISTING BUILDING
FOR DEMOLITION

EXISTING
BUILDING FOR
DEMOLITION

At

NEIGHBOURING
RESIDENCE

ta

EXISTING HOUSE FOR
DEMOLITION

DEMOLISH
FENCE

AD
PROSPECT RO

en

SITE & DEMOLITION LEGEND
TREE TO BE RETAINED
TREE/PLANTING TO BE
DEMOLISHED

TREE/PLANTING TO BE
DEMOLISHED
DEMOLISH

EXISTING SITE &
DEMOLITION PLAN
Scale 1 : 200
OCT 2018
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DA ISSUE

TREES LEGEND
TREE TO BE
RETAINED

ISSUED FOR DEVELOPMENT APPROVAL

REET
METHUEN ST
PEDESTRIAN
ACCESS

FOOTPRINT OF
EXISTING HOUSE

PROPOSED ROOF
LINES OVER

FT01

FT01

Rev.
A

22

OUTSIDE PLAY
0-2 YEARS

FT01

ROAD
PROSPECT

CARPORT

t

20

19

en

1

BUILDING FOOTPRINT
644.3m²
FFL 48.67

2

16

ch
ta

1800

15
4

5

7

5400

6200

SITE PLAN

10
FT05

Scale As indicated
FT04

LOW LEVEL PLANTING

FT03

REGULATED TREE ON
NEIGHBOURING PROPERTY

FT03

ACOUSTIC
FENCE

22 PROSPECT ROAD, FITZROY

SITE COVERAGE
• USABLE SITE AREA APPROX
1968m²
• BUILDING COVER, INCLUDING
ROOFED AND VERANDAH AREA:
902m² (46%)
•
SHADE SAILS: 111m² (6%)

3700

At

9

11

FT02

CHILDCARE CENTRE

NO WHEEL STOPS TO EASTERNMOST
CAR PARKS - 150mm HIGH KERB
BETWEEN PARKS AND LANDSCAPE

PERMEABLE
PAVING OVER TPZ

FT01

PERMEABLE
PAVING OVER TPZ

FT05

12

FIRST FLOOR
FOOTPRINT

sand
pit

FT04

LOW BORDER
PLANTING
BETWEEN TREES

13
8

FT03

NATIVE FRANGIPANI
4-8mH, 2-5mW - T.B.C.

14

6

FT02

'GOOD NEIGHBOUR' TYPE COLORBOND FENCE ON
600HIGH MASONRY PLINTH TO ACHIEVE TOTAL
HEIGHT OF 1800. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
2400H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE. COLORBOND COLOUR: 'WALLABY'.
REFER DETAIL
2100H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE. COLORBOND COLOUR: 'WALLABY'.
REFER DETAIL
1800H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE. COLORBOND COLOUR: 'WALLABY'
1500H TIMBER LOOK ALUMINIUM HORIZONTAL SLAT
FENCING; KNOTWOOD SCREEN SYSTEM (OR EQUAL
APPROVED) - REFER TO MANUFACTURER'S
INSTRUCTIONS; COLOUR KNOTWOOD IROKO

TBC - CREPE
MYRTLE
7-8mH, 4-5mW,
ALTERNATING WITH

2600

NEIGHBOURING
RESIDENCE

17
CARPARK
22 SPACES

3

m

FT02

18

Date
10.12.2019

LEGEND

21

OUTSIDE PLAY
3-5 YEARS

Amendment
ISSUED FOR PDPC

4500

GATE FOR MAINTENANCE
ACCESS ONLY

9/12/2019 5:44:57 PM

6000
4500
600

CONCRETE PATH.
BRUSHED FINISH

VEHICULAR
ENTRY

BIN ENCLOSURE TO
ACCOMMODATE 3x
660L BINS, NOM.
DIMS 780x1260

MAR 2019
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DA ISSUE
ISSUED FOR DEVELOPMENT APPROVAL

9/12/2019 5:45:02 PM
Rev.
A

REET
METHUEN ST
FT01

NEIGHBOURING
CARPORT

FT02

CARPARK

BUILDING FOOTPRINT
644.3m²

FFL 48.67

OUTSIDE PLAY
3-5 YEARS
FT01
FT02

FT04

PANELS TO BE SEALED
AIRTIGHT AT ALL
JUNCTIONS, INCLUDING AT
THE GROUND AND AT THE
CORNERS OF THE SITE

At

NEIGHBOURING
RESIDENCE

FT01

STREET / NEIGHBOUR SIDE

FT02
WEATHERPROOF
CAPPING

FT03
FT04

COLORBOND
FENCE PANEL

50mm THICK
POLYESTER
INSULATION
WITH A MINIMUM
DENSITY OF
32kg/m³

FENCE POST
EMBEDDED IN
CONCRETE PIER
FOOTING AS
NECESSARY

ta

FT03

SCALE 1 : 500

PERFORATED COLORBOND
PANEL WITH AN OPEN AREA
GREATER THAN 15%;
SPACED FROM THE
INSULATION TO PROVIDE
WEATHERPROOFING

BIN ENCLOSURE

FT03

1 FENCING PLAN

PROJECT SITE SIDE

ch

NEIGHBOURING
RESIDENCE

FENCING LEGEND

t

FT01

ROAD
PROSPECT

OUTSIDE PLAY
0-2 YEARS

en

FT01

Date
10.12.2019

VEHICULAR
ENTRY

m

GATE FOR MAINTENANCE
ACCESS ONLY

PEDESTRIAN
ACCESS

Amendment
ISSUED FOR PDPC

LEGEND
FT01

FT02

FT03

FT04

2 ACOUSTIC FENCE DETAIL

'GOOD NEIGHBOUR' TYPE COLORBOND FENCE ON
600HIGH MASONRY PLINTH TO ACHIEVE TOTAL
HEIGHT OF 1800. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
2400H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE. COLORBOND COLOUR: 'WALLABY'.
REFER DETAIL
2100H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE WITH ACOUSTIC ABSORPTION MATERIAL TO
SITE SIDE. COLORBOND COLOUR: 'WALLABY'.
REFER DETAIL
1800H 'GOOD NEIGHBOUR' TYPE COLORBOND
FENCE. COLORBOND COLOUR: 'WALLABY'

FENCING PLAN

SCALE 1 : 50

Scale As indicated
SEPT 2019
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DA ISSUE
ISSUED FOR DEVELOPMENT APPROVAL

9/12/2019 5:45:06 PM
ROOF & VERANDAH
LINES OVER

Rev.
A

Amendment
ISSUED FOR PDPC

Date
10.12.2019

WC&CH 1
O/D STORE BATH+NAPPY

NURSERY 1
SINKS+STORE

t

NURSERY 2

STAIRS

AIRLOCK

PANTRY

FOYER

CORRIDOR

PRE SCHOOL

BATH+

PREP+STORE

ACC WC

KINDY

ROOF LINES
OVER

LIFT
STAIRS
COMMS
7 m²

O/D UTILITY+
SERVICES
12 m²

WC
LAUNDRY
12 m²

FLOOR PLANS

At

PROPOSED ROOF
LINE OVER

PARENT

STAFF
28 m²

ta

WC

ch

RECEPTION
RL+ 48670

m

KITCHEN

LOCKERS /
STORE
9 m²

SLEEP 1

CORRIDOR
STR

PROGRMNG
DIRECTOR
10 m²
10 m²

en

SLEEP 2

CLEANER

TODDLER 2

PREP+STORE

TODDLER 1

Scale 1 : 200
OCT 2018

2018055
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1 GROUND FLOOR
SCALE 1 : 200

2 FIRST FLOOR
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Amendment
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Date
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EG
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5
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FA
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30°
FALL

° 30
FALL

EG

EG

30°

° 30
FALL

30°
FALL
BG

°5
FALL

2°
FALL

30°
FALL

°5
FALL

EG

EG

3°
FALL

m

FALL

EG

LEGEND

BG

EG

FA
° LL

EG

3°
FALL

ch

30

30°
FALL

°3
FALL

EG

At

EG

30°
FALL

°3
FALL

° 30
FALL

ROOF SHEETING

EG

3°
FALL

EG

ta

EG

BOX GUTTER
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT

30°
FALL

30°
FALL

BG
EG

2°

FALL

ROOF PITCH AND DIRECTION OF FALL

EG
EG

3°
FALL
EG

ROOF PLAN

3°
FALL
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EG
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PF1

PC1

CO1

STO1

PF1

PC1

CB01

252

EG

CB02

PRELIMINARY

EG

WORK IN PROGRESS ISSUE

57470

ROOF
Rev.

Amendment
ISSUED FOR PDPC

Date
10.12.2019

8800

5050

A

FIRST FLOOR
PF1

FT01

1 EAST ELEVATION - PROSPECT ROAD

SOFFIT FIRST

52420

FIRST FLOOR

PF1

CO1

CB01

PF1

CB02 PC1

ch

54820

CB03

ta

CB02

At

SCALE 1 : 100

m

PF1

3750

en

t

FT01

LEGEND

PC1

COLORBOND STEEL. COLOUR: SHALE GREY
COLORBOND STEEL. COLOUR: WALLABY
COLORBOND STEEL. COLOUR: MONUMENT
CUSTOM ORB: REVOLUTION ROOFING HERITAGE
GALVANISED Z600; TRUE OAK 'DEEP' PROFILE
EG
EAVES GUTTER; COLORBOND; COLOUR: MONUMENT
FT01 'GOOD NEIGHBOUR' TYPE COLORBOND FENCE ON
600HIGH MASONRY PLINTH TO ACHIEVE TOTAL
HEIGHT OF 1800. COLORBOND COLOUR: 'WALLABY'.
ACOUSTIC ABSORPTION MATERIAL TO SITE SIDE ON
NORTHERN BOUNDARY. REFER DETAIL
PC1 POWDERCOAT FINISH; COLOUR: MATT BLACK
PF1 RENDERED BRICK. PAINT FINISH; COLOUR: DULUX
WHISPER WHITE SW1C2 (TBC)
STO1 STONE VENEER - ALLSTONE SANDSTONE 'NEW
DESERT SAND' SMOOTH FACE VENEER

CB01
CB02
CB03
CO1

ELEVATIONS 1
3750

52420

Scale 1 : 100
MAR 2019
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2 NORTH ELEVATION - METHUEN STREET
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PF1

STO1 CB01

CO1

PF1

DA ISSUE

CO1

ROOF

ISSUED FOR DEVELOPMENT APPROVAL

9/12/2019 5:45:19 PM
Rev.
A STO1

SOFFIT FIRST

52420

FIRST FLOOR

51070

SOFFIT GROUND

48670

GROUND FLOOR

Date
10.12.2019

1 SOUTH ELEVATION
SCALE 1 : 100

ROOF

54820

SOFFIT FIRST

PF1

CO1

PF1

STO1

CB01

PC1

CO1

ta

57470

CB02

ch

CB03

m

en

t

54820

Amendment
PF1 FOR PDPC
ISSUED

PF2

FT06

PF1

LEGEND
COLORBOND STEEL. COLOUR: SHALE GREY
COLORBOND STEEL. COLOUR: WALLABY
COLORBOND STEEL. COLOUR: MONUMENT
CUSTOM ORB: REVOLUTION ROOFING HERITAGE
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This report may not be reproduced other than in its entirety. The report is for the sole use of the client for the particular
circumstances described in the report. Sonus accepts no responsibility to any other party who may rely upon or use this
report without prior written consent.
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INTRODUCTION
An environmental noise assessment has been made of the proposed child care centre located at 22 Prospect
Road, Fitzroy.

The closest noise sensitive receivers to the development are the single and two storey residences located to
the immediate south and west of the subject site and on the opposite side of Methuen Street and Prospect
Road to the north and east respectively. Appendix A shows the relative location of the nearby residences in
relation to the site.

t

Preschools, schools, childcare centres and playgrounds are often located immediately adjacent to residences

m
en

and the sound of children playing during the day is rarely of concern. However, in some situations, where
adjacent residents are sensitive to the sound of children’s voices, the noise can be annoying and can exceed
objective noise criteria. For the purposes of this assessment, it has been assumed that the residents in the

ch

vicinity of the proposed development are sensitive to the sound of children’s voices.

The assessment considers noise levels at the surrounding residences from children playing in outdoor areas,

ta

car park activity and mechanical plant operation.

The assessment has been based on the following;
Brown Falconer drawings of the proposal with project number "2018088" and drawing numbers

At



"SK04" and "SK11;


The understanding that;
o

mechanical plant will likely be located on the roof of the child care building;

o

the number and age of children within the outdoor areas will be as indicated on the Brown
Falconer drawing, totalling 89 children;

o

each child will be outside for no more than 4 hours per day;

o

the site will be open from 6:30AM, with children being dropped off and potentially being
within outdoor play areas from this time; and,

o

between 6:00am and 6:30am, noise from the site will be limited to a small number of staff
arriving and mechanical plant operating.
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DEVELOPMENT PLAN
The proposed development and closest residences are located within the Residential Zone of the Prospect
Council Development Plan1, while there are additional residences within the Historic Conservation Zone. The
Development Plan has been reviewed and particular regard given to the following relevant provisions.
COUNCIL WIDE SECTION
Objective 2:

Creation and maintenance of a safe and attractive living environment.

Objective 3:

Minimisation of the impact of retail, commercial and industrial development upon residential
development.

6

m
en

t

PRINCIPLES OF DEVELOPMENT CONTROL
Development should only occur on land suited to such development and where it is compatible
with other development in the locality.
Environment, Amenity, Privacy and Security

Development should not materially impair amenity or cause unreasonable nuisance to the
community by way of:

ch

278

Noise Generating Activities

Development that emits noise (other than music noise) should include noise attenuation

At

284

ta

(b) the creation of noise or vibration;

measures that achieve the relevant Environment Protection (Noise) Policy criteria when
assessed at the nearest existing noise sensitive premises.
285

Development with the potential to emit significant noise (e.g. industry) should incorporate
noise attenuation measures that prevent noise from causing unreasonable interference with
the amenity of noise sensitive premises.

RESIDENTIAL ZONE
5

Non-residential development of a local community nature such as small shops, health and
welfare services, child care facilities, primary and secondary schools, recreation, open space
and similar facilities may be developed within the zone provided that they are of a nature and
scale that serves a local area function only and do not detrimentally affect the character and
amenity of the locality by the way of emissions, traffic generation and other impacts.

1

Consolidated 13 February 2018
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EXISTING NOISE ENVIRONMENT
The acoustic environment has been assessed at a location equivalent to the second storey residences
immediately to the south of the site and on the opposite side of Methuen Street to the north. The logger was
placed at a height of approximately 4.5m, in line with the second storey windows of the nearby residences.
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The noise logging location is shown in the following images.

(View from Prospect Road)

At

(View from above)

The noise logging was conducted from 1 to 3 July 2019. The results of the logging are provided in Appendix B,
showing the average, background and maximum noise levels during the proposed hours of operation.

During the proposed operating times, the average LAeq noise level was typically in the range of 53 to 57 dB(A)
and the background L A90 typically 46 to 51 dB(A).
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OUTDOOR PLAY AREAS
Criteria
The Development Plan makes reference to the Environment Protection (Noise) Policy, however the noise from
children playing is specifically excluded from assessment under the Policy. Predicted noise levels from children
playing have therefore been compared against the recommendations of the Guidelines for Community Noise
published by the World Health Organisation (WHO) with regard to annoyance during the day.
The WHO guidelines include:
“To protect the majority of people from being seriously annoyed during the daytime, the sound pressure

t

level on balconies, terraces and outdoor living areas should not exceed 55 dB LAeq for a steady continuous

m
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noise. To protect the majority of people from being moderately annoyed during the daytime, the outdoor
sound pressure level should not exceed 50 dB LAeq.”

The WHO guidelines specify that the daytime noise level is to be achieved over a 16 hour period, without
providing start or end times of the “day” (or increased activity) period. Given that the background noise

ch

monitoring indicates that the existing environment significantly increases from 6am, the 16 hour period is

Assessment

ta

considered to be 6am until 10pm for this site.

childcare facilities.

At

The noise from children of different age groups in outdoor areas has previously been measured at similar

Noise from the proposed facility has been predicted based on these measurements and the centre operating
at full capacity in all age groups, totalling 89 children.

Based on the predictions, in order to achieve the assessment criteria, the following acoustic treatments are
recommended:


Construct the boundary fences to a height of 1.8m for the extent shown as BLUE, 2.1m for the extent
shown as PURPLE and 2.4m for the extent shown as RED below. The fences should be constructed
from a material such as 0.42mm BMT sheet steel (“Colourbond” or similar) and sealed airtight at all
junctions, including at the ground and at the corners of the site.
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Install acoustic absorption material in accordance with the following detail to the play area side of the fences
shown as BLUE, RED and PURPLE.

ch

Weatherproof capping

At

ta

50mm thick polyester insulation
with a minimum density of
3
32 kg/m .

Perforated material with an open
area greater than 15% spaced from
the
insulation
to
provide
weatherproofing. Examples of the
products are perforated sheet steel,
slotted timber, etc.

Solid wall/fence

With the acoustic treatments described above incorporated into the site, the predicted noise level for the
purposes of comparison with the WHO criterion at any residence is 50 dB(A).

Noise from children playing in the outdoor areas is therefore predicted to achieve the WHO assessment
criterion.
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CAR PARK ACTIVITY & MECHANICAL PLANT
Criteria
Council Wide Principle of Development Control 284 references the Environment Protection (Noise) Policy 2007
(the Policy). The Policy is based on preventing adverse impacts on the amenity of a locality and it is therefore
considered that where the noise from car park activity and mechanical plant at the facility achieve the Policy,
they will also satisfy the requirements of the Development Plan relating to noise.

The Policy provides goal noise levels to be achieved at residences, based on the principally promoted land uses
of the Development Plan Zones in which the noise source (child care centre) and the noise receivers

t

(residences) are located. Based on the residential land use in the vicinity of the childcare and the "new

m
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development" nature of the proposal, the Policy recommends the following goal noise levels, to be achieved at
residences:

an average (LAeq) noise level of 47 dB(A) during the day (7am to 10pm); and,



an average (LAeq) noise level of 40 dB(A) during the night (10pm to 7am); and,



a maximum (LAmax) noise level of 60 dB(A) at night.

ch



When measuring or predicting noise levels for comparison with the Policy, penalties may be applied to the

ta

average goal noise levels for each characteristic of tone, impulse, low frequency and modulation of the noise
source. To apply a penalty, the characteristic must be considered dominant in the existing acoustic

At

environment. In some instances the modulating nature of car park activity would result in a 5 dB(A) penalty
being applied to the site at times when noise levels in the existing environment are low, effectively reducing
the above noise criteria by 5 dB(A).

Notwithstanding the above, the Policy enables these noise criteria to be relaxed where it can be shown that
there are existing high noise levels in the environment. At the development application stage of a project, a
noise source is also considered to achieve the Policy where is does not exceed the lowest existing background
noise level in the environment during the proposed hours.

During the hours of 6am to 7am, the lowest measured background (LA90) noise level was 48 dB(A) and
maximum (LAmax) noise levels were measured to be between 65 dB(A) and up to 75 dB(A) during this period.
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Based on the above, it is proposed that the average (LAeq) noise level from car park activity and mechanical
plant operation be assessed against the day time criterion of 47 dB(A) at any time, given that the existing
background noise level between 6am and 7am would allow for a higher noise criterion at these specific times.

It is also considered that the maximum noise level criterion of the Policy prior to 7am will be achieved where it
can be shown that maximum noise level from the site are within the existing range of the environment. That
is, within the range of 62 dB(A) to 75 dB(A).

Assessment

t

The noise at residences from noise sources other than children has been predicted based on a range of


m
en

previous noise measurements and observations at similar facilities. These include:

general car park activity such as people talking as they vacate or approach their vehicles, the opening
and closing of vehicle doors, vehicles starting, vehicles idling, and vehicles moving into and accelerating
away from their park position;
vehicle movements on site; and,



mechanical plant serving the building.

ch



ta

At the development application stage of a project, the mechanical plant is not generally designed or selected,
and therefore detailed predictions of the noise cannot be made. Therefore, the assessment of mechanical

At

plant has been based on two typical condensing units, such as the Actronair SRA203C with a sound power level
of 76 dB(A). It is understood that the plant will be located on the roof of the childcare facility in the area
shown below:

The predictions have also been based on the following assumed activity levels within any 15 minute period2;

2



10 vehicle movements into and out of the car park; and,



Continuous operation of mechanical plant on the child care building roof.

Default assessment period of the Policy

Page 9

Attachment 252

Child Care Centre Fitzroy
Environmental Noise Assessment
S5826C4
December 2019

sonus .
268

Based on the predictions, in order to achieve the assessment criteria, it is recommended that a 1.8m high
fence be constructed from sheet steel (“Colorbond” or similar) for the extent shown below as ORANGE. The
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fence should be sealed airtight at all junctions including at the ground and at the other fence.

With the acoustic treatment recommended above and for outdoor play areas, the predicted noise level at

At

residences in the vicinity from car park activity and mechanical plant operation is predicted to be no more than
45 dB(A), achieving the 47 dB(A) criterion.

In addition, the maximum noise level from activity such as doors opening and closing or vehicles entering the
site has been predicted at the closest residences. The highest instantaneous maximum noise level is predicted
to be no more than 62 dB(A) at the closest residence, which is at the lower end of the range of existing
maximum noise levels measured at the subject site.
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CONCLUSION
An environmental noise assessment has been made for the proposed child care centre located at 22 Prospect
Road, Fitzroy.

The assessment has considered noise at existing residences in the vicinity, from children playing in outdoor
areas, car park activity and mechanical plant operation.

Relevant assessment criteria have been established based on the Prospect Council Development Plan, the
Environment Protection (Noise) Policy 2007 and the World Health Organisation recommendations to protect

t

against annoyance. Acoustic barriers and absorption material have been recommended in order to achieve the

m
en

criteria.

Based on the above, it is considered that the development will minimise adverse impact and conflict between
land uses and not detrimentally affect the amenity of the locality or cause unreasonable interference through

At

ta

ch

noise, thereby achieving the relevant provisions of the Prospect Council Development Plan.
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APPENDIX B: Existing Ambient Noise
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INTRODUCTION
CIRQA has been engaged to provide design and assessment advice for a
proposed Childcare Centre at 22 Prospect Road, Fitzroy.

BACKGROUND

2.1

SUBJECT SITE

en

2.

t

This report provides a review of the subject site, the proposed development (and
its associated operation), its access and parking provisions and the associated
traffic impact on the adjacent road network. The traffic and parking assessments
have been based upon plans prepared by Brown Falconer (drawing no. 3224 DA03
dated 10/10/2019).

ch

m

The subject site is located on the corner of Prospect Road and Methuen Street.
The site is bound by Methuen Street to the north, Prospect Road to the east and
residential dwellings to the south and west. The site is located within a
Residential Zone (Residential Policy Area) as identified by the City of Prospect’s
Development Plan.

At

ta

Figure 1 illustrates the location of the subject site and adjacent road network.

Figure 1 – Location of the subject site and adjacent road network

The site currently contains a residential dwelling, associated garaging and
garden. However, the allotment also includes the eastern section of Methuen
Street (which functions as a public, local road but is actually within the subject
CIRQA\\Projects\18302 Childcare Centre 22 Prospect Road Fitzroy 12Dec19 V1.1
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site). Vehicular access to/from the site is provided via a single crossover on
Prospect Road.
2.2

ADJACENT ROAD NETWORK
Prospect Road is an arterial road under the care and control of the Department
of Planning, Transport and Infrastructure (DPTI). Adjacent the site, Prospect Road
comprises one traffic lane and part-time bicycle lanes in each direction. Traffic
data obtained from DPTI indicates that this section of Prospect Road has an
Annual Average Daily Traffic (AADT) volume in the order of 17,800 vehicles per
day (vpd), of which approximately 4% are commercial vehicles. Adjacent the site,
a 50 km/h speed limit applies on Prospect Road.
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Methuen Street is a local road generally under the care and control of City of
Prospect (with the exception of the portion at its eastern end which forms part
of the subject site). Adjacent the site, Methuen Street comprises a 7.8 m wide
carriageway (approximate) with a single traffic lane in each direction. On-street
parking is generally unrestricted along Methuen Street with the exception of
approximately 20 m adjacent the site’s frontage which is No Stopping between
8am and 4pm on weekdays. Traffic data indicates that Methuen Street has an
Annual Average Daily Traffic (AADT) volume in the order of 800 vehicles per day
(vpd). A 40 km/h speed limit applies on Methuen Street.

2.3

At

ta

The intersection of Prospect Road and Methuen Street form a priority (Stop)
controlled T-intersection. All relevant movements are permitted at the
intersection and a sheltered turn lane is provided for right turn movements from
Prospect Road into Methuen Street. It is noted that the existing wall and
vegetation in the north-eastern corner of the subject site partially restricts sight
distance for drivers exiting Methuen Street.
WALKING AND CYCLING
Sealed footpaths are provided on both sides of Prospect Road and Methuen
Street. A Pedestrian Actuated Crossing (PAC) is located on Prospect Road
approximately 55 m north of the site.
Formal cycling facilities are provided on both sides of Prospect Road. No formal
cycling facilities are provided on Methuen Street. Cyclist movements on Methuen
Street are therefore either shared within the traffic lane with vehicles or on the
footpath with pedestrians.
2.4

PUBLIC TRANSPORT
Public transport services operate regularly on Prospect Road in the vicinity of the
subject site. Bus stops are located on both sides of the road within
approximately 115 m of the site.
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3.

PROPOSED DEVELOPMENT

3.1

LAND USE AND YIELD

277

The proposal comprises the demolition of the existing building and the
construction of a new Childcare Centre. The centre will have the capacity for 89
children. The development will be serviced by a 22-space car park. This includes
one space for use by persons with disabilities.
3.2

ACCESS AND PARKING DESIGN

en

t

Access to the site is proposed via a relocated two-way crossover on Methuen
Street. The access will be at least 6.0 m wide which complies with the
requirements of the Australian/New Zealand Standard for “Parking Facilities –
Part 1: Off-street car parking” (AS/NZS 2890.1:2004). Notably, the access is
located 6 m from the tangent point of the corner of the Methuen Street/Prospect
Road intersection (as required by AS/NZS 2890.1:2004).

ch

m

The on-site parking area will comply with the requirements of AS/NZS
2890.1:2004 as well as the Australian/New Zealand Standard for “Parking
Facilities – Part 6: Off-street parking for people with disabilities” (AS/NZS
2890.6:2009) in that:
parking spaces will generally be 2.6 m wide and 5.4 m long (or 4.8 m with
600 mm overhang to low-lying landscaping or paving) with the exception of
spaces designated for staff use only (which will be 2.4 m wide) and the
parking space for use by persons with disabilities (also 2.4 m wide);

•

a 2.4 m wide shared area will be provided adjacent the space for use by
persons with disabilities;

•

the parking aisle will be 6.2 m wide;

•

a 1.0 m end-of-aisle extension will be provided beyond the end parking
spaces; and

•

a turnaround bay will be provided at the end of the ‘blind’ aisle.

At

ta

•

Three of the parking spaces will be tandem (stacked) spaces. The stacked spaces
will be designated solely for the parking of staff vehicles and are common-place
at childcare centres. Such an arrangement will provide efficient, safe and
convenient accommodation of parking demands on the site (as well as the
manoeuvres associated with parking and unparking).
A pedestrian path will provide direct access to/from the footpath on Methuen
Street with additional movements within the car park accommodated via the
shared area (adjacent the space for disabled persons).
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Two bicycle parking rails (capable of accommodating four bicycles) will also be
provided within the site.
3.3

REFUSE COLLECTION

At

ta

ch

m

en

t

Refuse collection will be undertaken via private contractor with the associated
manoeuvres accommodated on-site (forward-in/forward-out). The site will be
able to accommodate movements by an 8.8 m long Medium Rigid Vehicle (MRV)
outside of the centre’s hours of operation (such a vehicle would need to utilise
vacant parking spaces to turnaround and exit the site in a forward direction).
Figure 2 illustrates the turn path for an MRV to enter and exit the site in a forward
direction.

Figure 2 – Medium Rigid Vehicle turning movements into, within and out of the site

4.

PARKING ASSESSMENT

4.1

CAR PARKING
The City of Prospect’s Development Plan does not identify a parking rate for land
uses classified as ‘childcare centres’. However, the Development Plan does
identify a rate of one space per four places plus one space per employee for
pre-schools. If this rate is applied to the childcare centre, there would be a
requirement of 22.25 spaces associated with the proposal. Given 22 spaces will
be provided on-site, there is a minimal shortfall of 0.25 spaces associated with
the proposal.
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However, in comparison to the Development Plan rate, a detailed study of parking
demands at a number of childcare centres was prepared by MFY (traffic
consultants) in 2016 for the Australian Childcare Alliance (SA). The study identified
actual peak demand rates between 1 vehicle per 4.2 to 6.7 children (including both
parent and staff parking). Similarly, a recent (2018) survey undertaken by
Austraffic (on behalf of CIRQA) at the Casa Bambini childcare centre at Seacliff
identified peak parking demands of 1 space per 6.5 children and 1 space per 6
children for the am and pm peak hours, respectively (including staff and parent
parking demands).

BICYCLE PARKING

m

4.2

en

t

On the basis of the realistic parking demands surveyed at comparable centres,
the proposal would generate a peak demand for between 13.2 to 21.2 parking
spaces. The proposed provision of 22 spaces will therefore adequately
accommodate realistic peak parking demands. It is therefore considered that
peak demands can be accommodated within the site’s off-street car park
without reliance for use of on-street parking.

ch

Council’s Development Plan does not identify a bicycle parking requirement for
land uses classified as ‘childcare centres’. Four bicycle spaces are proposed to
be provided on-site, which is considered adequate to accommodate likely
demands associated with the proposal.

TRAFFIC ASSESSMENT

5.1

TRAFFIC GENERATION AND DISTRIBUTION

At

ta

5.

The NSW Roads and Maritime Services’ “Guide to Traffic Generating
Developments” (the RMS Guide), and its subsequent updates, is a document
commonly used by traffic engineers in order to determine the forecast traffic
generation of a variety of land uses. The rates identified for childcare centres in
the RMS Guide have previously been accepted by DPTI as appropriate for
assessment of trip generation for such uses.
The guide identifies peak (2-hour) period trip generation rates for childcare
centres of 0.8 trips per child in the am peak period (7:00 am to 9:00 am) and
0.7 trips per child in the pm peak period (4:00 pm to 6:00 pm).
It should be noted that the above traffic generation rates are based upon peak
periods of two hours. In order to determine the peak hour traffic generation of
the proposal, it has been assumed that 60% of the childcare peak period will
occur during the peak hour (i.e. 0.48 am and 0.42 pm peak hour trips per child).
Based upon these rates, the proposed development would generate in the order
of 43 am and 38 pm peak hour trips.
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In relation to the accommodation of movements at the Methuen Street access
point, it is assumed that 20% of movements would be to/from the west via
Methuen Street and the remaining 80% would be undertaken via the Methuen
Street/Prospect Road intersection.

At

ta

ch

m

en

t

SIDRA intersection analysis software has been utilised to assess conditions at
the intersection based on recent counts undertaken by Austraffic (on Wednesday
4 September 2019). The assessment has included consideration of existing
volumes (base case) and the additional volumes forecast to be generated by the
proposal. For the analysis, it has been assumed that there is an even distribution
of the additional turning movements at the intersection (i.e. an additional 9 and 8
movements for each turn at the intersection for the am and pm, respectively). In
reality, it is likely that the number of additional right-out movements will be less,
however, this provides a conservative assessment. The resulting (conservative)
distribution of movements at the intersection is illustrated in Figure 3.

Figure 3 - Adopted distribution of additional am and (pm) peak hour volumes

The SIDRA analysis results (attached in Appendix A) indicate that the additional
movements generated by the proposal will have minimal impact on the operation
of the intersection of Prospect Road and Methuen Street. The increases to
queuing and delays for non-priority movements will be relatively low. SIDRA
indicates that the increases to average delays for movements out of Methuen
Street would be approximately 10 seconds and the 95th percentile queue would
increase by one or less vehicles in the peak hours. All movements on the Prospect
Road approaches will retain a Level of Service of ‘A’ with negligible increases in
average delays (0.1 seconds) and 95th percentile queues (0.1 of a vehicle).
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t

It is noted that the (conservatively assessed) 95th percentile queue during the am
peak hour would extend past the site access point. However, this would not block
ingress movements to the site and would only delay vehicles exiting the site to
the east (right-out). Importantly, this would not result in ‘flow-back’ impacts to
movements on Methuen Street nor Prospect Road (other than eastbound
movements which would join the queue on approach to the intersection as per
the current situation). Nevertheless, the average queue on approach to the
intersection is only 10 m during the am peak hour which would be clear of the
access point and, delays to drivers exiting the site would be low. Additionally, it is
noted that during the pm peak, the 95th percentile queues on the Methuen Street
approach to the intersection would only be 5 m and therefore the access would
not be impacted during the pm peak hour. Furthermore, it is considered that the
assessment and SIDRA output are conservative and conditions would, in reality,
likely be better than reported.

SUMMARY

ch

6.

m

On the basis of the above, it is considered that movements generated by the
proposal will be easily accommodated on the adjacent roads with minimal impact.

ta

The proposal comprises the construction of an 89-place childcare centre with
associated access and parking provisions. Vehicle access to the site will be
provided via a two-way access point (left-in/left-out) on Methuen Street.

At

A total of 22 parking spaces will be provided on-site. Such a provision will be
adequate to accommodate anticipated peak parking demands associated with
the site (including both parent and staff parking). The car park will be provided in
accordance with the requirements of the relevant Australian Standard.
It is forecast that the proposal will generate in the order of 40 additional peak
hour movements. Such movements will be readily accommodated via the
proposed access point and the adjacent road network.
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APPENDIX A
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Attachment 266

At

ta

SIDRA OUTPUT RESULTS
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INTERSECTION SUMMARY
Site: 101 [Prospect Rd/Methuen St - AM existing]
New Site
Stop (Two-Way)

Intersection Performance - Hourly Values
Vehicles
47.4 km/h
1323.3 veh-km/h
27.9 veh-h/h

Demand Flows (Total)
Percent Heavy Vehicles (Demand)
Degree of Saturation
Practical Spare Capacity
Effective Intersection Capacity

1541
3.0
0.545
46.8
2827

Control Delay (Total)
Control Delay (Average)
Control Delay (Worst Lane)
Control Delay (Worst Movement)
Geometric Delay (Average)
Stop-Line Delay (Average)
Idling Time (Average)
Intersection Level of Service (LOS)

1.16
2.7
35.6
59.2
0.5
2.2
1.8

95% Back of Queue - Vehicles (Worst Lane)
95% Back of Queue - Distance (Worst Lane)
Queue Storage Ratio (Worst Lane)
Total Effective Stops
Effective Stop Rate
Proportion Queued
Performance Index

2.5
17.6
0.01
148
0.10
0.06
32.0

veh
m

615.81
89.9
213.3
0.013
0.163
0.234

$/h
L/h
kg/h
kg/h
kg/h
kg/h

veh/h
%

1849 pers/h

%
veh/h
1.39 pers-h/h
2.7 sec

en

veh-h/h
sec
sec
sec
sec
sec
sec

59.2 sec

ta

ch

m

NA

veh/h
per veh

178 pers/h
0.10 per pers
0.06
32.0
615.81 $/h

At

Cost (Total)
Fuel Consumption (Total)
Carbon Dioxide (Total)
Hydrocarbons (Total)
Carbon Monoxide (Total)
NOx (Total)

Persons
47.4 km/h
1588.0 pers-km/h
33.5 pers-h/h

t

Performance Measure
Travel Speed (Average)
Travel Distance (Total)
Travel Time (Total)

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
NA: Intersection LOS for Vehicles is Not Applicable for two-way sign control since the average intersection delay is not a good LOS
measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.

Intersection Performance - Annual Values
Performance Measure
Demand Flows (Total)
Delay
Effective Stops
Travel Distance
Travel Time

Vehicles
739,705 veh/y
557 veh-h/y
71,079 veh/y
635,207 veh-km/y
13,410 veh-h/y

Persons
887,646 pers/y
669 pers-h/y
85,294 pers/y
762,248 pers-km/y
16,092 pers-h/y

Cost
Fuel Consumption
Carbon Dioxide
Hydrocarbons
Carbon Monoxide
NOx

295,590
43,162
102,363
6
78
112

295,590 $/y

$/y
L/y
kg/y
kg/y
kg/y
kg/y
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MOVEMENT SUMMARY
Site: 101 [Prospect Rd/Methuen St - AM existing]
New Site
Stop (Two-Way)

Movement Performance - Vehicles
Mov
ID

OD
Mov

Demand Flows
Total
HV
veh/h
%
South: Prospect Rd (S)

Deg.
Satn
v/c

Average
Delay
sec

Level of
Service

95% Back of Queue
Vehicles
Distance
veh
m

Prop.
Queued

Effective Average
Stop Rate Speed
per veh
km/h

1

L2

8

0.0

0.277

4.6

LOS A

0.0

0.0

0.00

0.01

49.3

2

T1

537

2.5

0.277

0.0

LOS A

0.0

0.0

0.00

0.01

49.9

545

2.5

0.277

0.1

NA

0.0

0.0

0.00

0.01

49.9

Approach

North: Prospect Rd (N)
T1

873

3.6

0.438

0.1

LOS A

0.0

0.0

0.00

0.00

49.9

9

R2

11

0.0

0.010

6.6

LOS A

0.0

0.3

0.52

0.59

41.0

883

3.6

0.438

0.1

NA

0.0

0.3

0.01

0.01

49.8

68

1.5

0.545

20.3

LOS C

West: Methuen St (W)
L2

12

R2

Approach
All Vehicles

44

0.0

0.545

59.2

LOS F

113

0.9

0.545

35.6

LOS E

1541

3.0

0.545

2.7

NA

m

10

en

Approach

t

8

2.5

17.6

0.82

1.22

31.2

2.5

17.6

0.82

1.22

29.1

2.5

17.6

0.82

1.22

30.4

2.5

17.6

0.06

0.10

47.4

At

ta

ch

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average delay is not
a good LOS measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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INTERSECTION SUMMARY
Site: 101 [Prospect Rd/Methuen St - PM existing]
New Site
Stop (Two-Way)

Intersection Performance - Hourly Values
Vehicles
49.6 km/h
1449.2 veh-km/h
29.2 veh-h/h

Demand Flows (Total)
Percent Heavy Vehicles (Demand)
Degree of Saturation
Practical Spare Capacity
Effective Intersection Capacity

1700
1.5
0.458
114.0
3711

Control Delay (Total)
Control Delay (Average)
Control Delay (Worst Lane)
Control Delay (Worst Movement)
Geometric Delay (Average)
Stop-Line Delay (Average)
Idling Time (Average)
Intersection Level of Service (LOS)

0.16
0.3
26.9
63.1
0.1
0.2
0.1

95% Back of Queue - Vehicles (Worst Lane)
95% Back of Queue - Distance (Worst Lane)
Queue Storage Ratio (Worst Lane)
Total Effective Stops
Effective Stop Rate
Proportion Queued
Performance Index

0.2
1.5
0.00
28
0.02
0.01
29.6

veh
m

585.06
89.6
211.8
0.013
0.162
0.144

$/h
L/h
kg/h
kg/h
kg/h
kg/h

veh/h
%

2040 pers/h

%
veh/h
0.19 pers-h/h
0.3 sec

en

veh-h/h
sec
sec
sec
sec
sec
sec

63.1 sec

ta

ch

m

NA

veh/h
per veh

34 pers/h
0.02 per pers
0.01
29.6
585.06 $/h

At

Cost (Total)
Fuel Consumption (Total)
Carbon Dioxide (Total)
Hydrocarbons (Total)
Carbon Monoxide (Total)
NOx (Total)

Persons
49.6 km/h
1739.0 pers-km/h
35.1 pers-h/h

t

Performance Measure
Travel Speed (Average)
Travel Distance (Total)
Travel Time (Total)

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
NA: Intersection LOS for Vehicles is Not Applicable for two-way sign control since the average intersection delay is not a good LOS
measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.

Intersection Performance - Annual Values
Performance Measure
Demand Flows (Total)
Delay
Effective Stops
Travel Distance
Travel Time

Vehicles
816,000 veh/y
78 veh-h/y
13,635 veh/y
695,604 veh-km/y
14,033 veh-h/y

Persons
979,200 pers/y
93 pers-h/y
16,361 pers/y
834,724 pers-km/y
16,840 pers-h/y

Cost
Fuel Consumption
Carbon Dioxide
Hydrocarbons
Carbon Monoxide
NOx

280,830
43,028
101,667
6
78
69

280,830 $/y

$/y
L/y
kg/y
kg/y
kg/y
kg/y
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MOVEMENT SUMMARY
Site: 101 [Prospect Rd/Methuen St - PM existing]
New Site
Stop (Two-Way)

Movement Performance - Vehicles
Mov
ID

OD
Mov

Demand Flows
Total
HV
veh/h
%
South: Prospect Rd (S)

Deg.
Satn
v/c

Average
Delay
sec

Level of
Service

95% Back of Queue
Vehicles
Distance
veh
m

Prop.
Queued

Effective Average
Stop Rate Speed
per veh
km/h

1

L2

11

0.0

0.458

4.6

LOS A

0.0

0.0

0.00

0.01

49.3

2

T1

896

1.6

0.458

0.0

LOS A

0.0

0.0

0.00

0.01

49.9

906

1.6

0.458

0.1

NA

0.0

0.0

0.00

0.01

49.9

Approach

North: Prospect Rd (N)
T1

767

1.5

0.380

0.0

LOS A

0.0

0.0

0.00

0.00

49.9

9

R2

15

0.0

0.023

9.6

LOS A

0.1

0.6

0.66

0.75

39.7

782

1.5

0.380

0.2

NA

0.1

0.6

0.01

0.01

49.6

8

0.0

0.069

13.3

LOS B

West: Methuen St (W)
L2

12

R2

Approach
All Vehicles

3

0.0

0.069

63.1

LOS F

12

0.0

0.069

26.9

LOS D

1700

1.5

0.458

0.3

NA

m

10

en

Approach

t

8

0.2

1.5

0.85

1.00

33.8

0.2

1.5

0.85

1.00

31.7

0.2

1.5

0.85

1.00

33.2

0.2

1.5

0.01

0.02

49.6

At

ta

ch

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average delay is not
a good LOS measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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INTERSECTION SUMMARY
Site: 101 [Prospect Rd/Methuen St - AM future]
New Site
Stop (Two-Way)

Intersection Performance - Hourly Values
Vehicles
46.4 km/h
1358.7 veh-km/h
29.3 veh-h/h

Demand Flows (Total)
Percent Heavy Vehicles (Demand)
Degree of Saturation
Practical Spare Capacity
Effective Intersection Capacity

1579
2.9
0.668
19.8
2365

Control Delay (Total)
Control Delay (Average)
Control Delay (Worst Lane)
Control Delay (Worst Movement)
Geometric Delay (Average)
Stop-Line Delay (Average)
Idling Time (Average)
Intersection Level of Service (LOS)

1.71
3.9
44.5
68.6
0.7
3.2
2.7

95% Back of Queue - Vehicles (Worst Lane)
95% Back of Queue - Distance (Worst Lane)
Queue Storage Ratio (Worst Lane)
Total Effective Stops
Effective Stop Rate
Proportion Queued
Performance Index

3.5
24.8
0.02
199
0.13
0.08
34.9

veh
m

652.49
93.3
221.2
0.014
0.169
0.236

$/h
L/h
kg/h
kg/h
kg/h
kg/h

veh/h
%

1895 pers/h

%
veh/h
2.05 pers-h/h
3.9 sec

en

veh-h/h
sec
sec
sec
sec
sec
sec

68.6 sec

ta

ch

m

NA

veh/h
per veh

239 pers/h
0.13 per pers
0.08
34.9
652.49 $/h

At

Cost (Total)
Fuel Consumption (Total)
Carbon Dioxide (Total)
Hydrocarbons (Total)
Carbon Monoxide (Total)
NOx (Total)

Persons
46.4 km/h
1630.5 pers-km/h
35.1 pers-h/h

t

Performance Measure
Travel Speed (Average)
Travel Distance (Total)
Travel Time (Total)

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
NA: Intersection LOS for Vehicles is Not Applicable for two-way sign control since the average intersection delay is not a good LOS
measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.

Intersection Performance - Annual Values
Performance Measure
Demand Flows (Total)
Delay
Effective Stops
Travel Distance
Travel Time

Vehicles
757,895 veh/y
819 veh-h/y
95,586 veh/y
652,191 veh-km/y
14,045 veh-h/y

Persons
909,474 pers/y
983 pers-h/y
114,704 pers/y
782,629 pers-km/y
16,854 pers-h/y

Cost
Fuel Consumption
Carbon Dioxide
Hydrocarbons
Carbon Monoxide
NOx

313,196
44,791
106,193
7
81
113

313,196 $/y

$/y
L/y
kg/y
kg/y
kg/y
kg/y
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MOVEMENT SUMMARY
Site: 101 [Prospect Rd/Methuen St - AM future]
New Site
Stop (Two-Way)

Movement Performance - Vehicles
Mov
ID

OD
Mov

Demand Flows
Total
HV
veh/h
%
South: Prospect Rd (S)

Deg.
Satn
v/c

Average
Delay
sec

Level of
Service

95% Back of Queue
Vehicles
Distance
veh
m

Prop.
Queued

Effective Average
Stop Rate Speed
per veh
km/h

1

L2

18

0.0

0.282

4.6

LOS A

0.0

0.0

0.00

0.02

49.3

2

T1

537

2.5

0.282

0.0

LOS A

0.0

0.0

0.00

0.02

49.8

555

2.5

0.282

0.2

NA

0.0

0.0

0.00

0.02

49.8

Approach

North: Prospect Rd (N)
T1

873

3.6

0.438

0.1

LOS A

0.0

0.0

0.00

0.00

49.9

9

R2

20

0.0

0.019

6.7

LOS A

0.1

0.6

0.52

0.62

41.0

893

3.5

0.438

0.2

NA

0.1

0.6

0.01

0.01

49.6

78

1.4

0.668

27.9

LOS D

West: Methuen St (W)
L2

12

R2

Approach
All Vehicles

54

0.0

0.668

68.6

LOS F

132

0.8

0.668

44.5

LOS E

1579

2.9

0.668

3.9

NA

m

10

en

Approach

t

8

3.5

24.8

0.85

1.35

29.0

3.5

24.8

0.85

1.35

26.8

3.5

24.8

0.85

1.35

28.2

3.5

24.8

0.08

0.13

46.4

At

ta

ch

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average delay is not
a good LOS measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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INTERSECTION SUMMARY
Site: 101 [Prospect Rd/Methuen St - PM future]
New Site
Stop (Two-Way)

Intersection Performance - Hourly Values
Vehicles
49.1 km/h
1480.6 veh-km/h
30.2 veh-h/h

Demand Flows (Total)
Percent Heavy Vehicles (Demand)
Degree of Saturation
Practical Spare Capacity
Effective Intersection Capacity

1734
1.5
0.462
111.9
3749

Control Delay (Total)
Control Delay (Average)
Control Delay (Worst Lane)
Control Delay (Worst Movement)
Geometric Delay (Average)
Stop-Line Delay (Average)
Idling Time (Average)
Intersection Level of Service (LOS)

0.41
0.8
37.5
68.9
0.2
0.6
0.5

95% Back of Queue - Vehicles (Worst Lane)
95% Back of Queue - Distance (Worst Lane)
Queue Storage Ratio (Worst Lane)
Total Effective Stops
Effective Stop Rate
Proportion Queued
Performance Index

0.7
4.9
0.00
58
0.03
0.02
31.1

veh
m

609.62
92.3
218.1
0.013
0.166
0.145

$/h
L/h
kg/h
kg/h
kg/h
kg/h

veh/h
%

2080 pers/h

%
veh/h
0.49 pers-h/h
0.8 sec

en

veh-h/h
sec
sec
sec
sec
sec
sec

68.9 sec

ta

ch

m

NA

veh/h
per veh

69 pers/h
0.03 per pers
0.02
31.1
609.62 $/h

At

Cost (Total)
Fuel Consumption (Total)
Carbon Dioxide (Total)
Hydrocarbons (Total)
Carbon Monoxide (Total)
NOx (Total)

Persons
49.1 km/h
1776.8 pers-km/h
36.2 pers-h/h

t

Performance Measure
Travel Speed (Average)
Travel Distance (Total)
Travel Time (Total)

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
NA: Intersection LOS for Vehicles is Not Applicable for two-way sign control since the average intersection delay is not a good LOS
measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.

Intersection Performance - Annual Values
Performance Measure
Demand Flows (Total)
Delay
Effective Stops
Travel Distance
Travel Time

Vehicles
832,169 veh/y
195 veh-h/y
27,633 veh/y
710,700 veh-km/y
14,483 veh-h/y

Persons
998,602 pers/y
234 pers-h/y
33,160 pers/y
852,840 pers-km/y
17,379 pers-h/y

Cost
Fuel Consumption
Carbon Dioxide
Hydrocarbons
Carbon Monoxide
NOx

292,618
44,311
104,684
6
80
70

292,618 $/y

$/y
L/y
kg/y
kg/y
kg/y
kg/y
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MOVEMENT SUMMARY
Site: 101 [Prospect Rd/Methuen St - PM future]
New Site
Stop (Two-Way)

Movement Performance - Vehicles
Mov
ID

OD
Mov

Demand Flows
Total
HV
veh/h
%
South: Prospect Rd (S)

Deg.
Satn
v/c

Average
Delay
sec

Level of
Service

95% Back of Queue
Vehicles
Distance
veh
m

Prop.
Queued

Effective Average
Stop Rate Speed
per veh
km/h

1

L2

19

0.0

0.462

4.6

LOS A

0.0

0.0

0.00

0.01

49.3

2

T1

896

1.6

0.462

0.0

LOS A

0.0

0.0

0.00

0.01

49.8

915

1.6

0.462

0.1

NA

0.0

0.0

0.00

0.01

49.8

Approach

North: Prospect Rd (N)
T1

767

1.5

0.380

0.0

LOS A

0.0

0.0

0.00

0.00

49.9

9

R2

23

0.0

0.037

9.8

LOS A

0.1

1.0

0.66

0.78

39.6

791

1.5

0.380

0.3

NA

0.1

1.0

0.02

0.02

49.5

0.0

0.228

15.9

LOS C

West: Methuen St (W)
L2

17

12

R2

12

0.0

0.228

68.9

LOS F

28

0.0

0.228

37.5

LOS E

1734

1.5

0.462

0.8

NA

Approach
All Vehicles

m

10

en

Approach

t

8

0.7

4.9

0.90

1.02

30.8

0.7

4.9

0.90

1.02

28.6

0.7

4.9

0.90

1.02

29.9

0.7

4.9

0.02

0.03

49.1

At

ta

ch

Site Level of Service (LOS) Method: Delay (SIDRA). Site LOS Method is specified in the Parameter Settings dialog (Site tab).
Vehicle movement LOS values are based on average delay per movement.
Minor Road Approach LOS values are based on average delay for all vehicle movements.
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average delay is not
a good LOS measure due to zero delays associated with major road movements.
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).
HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 7.0 | Copyright © 2000-2017 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: CIRQA PTY LTD | Processed: Tuesday, September 17, 2019 4:56:29 PM
Project: P:\2018\18302 Early Learning Centre 22 Prospect Road Fitzroy\SIDRA\18302 17SEP19.sip7

Attachment 275

Stormwater Management (PT Design)
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STORMWATER MANAGEMENT REPORT
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Childcare Centre, 22 Prospect Road, Fitztroy

Prepared by:

PT Design ABN 35 008 116 916
141 – 149 Ifould Street, ADELAIDE SA 5000
Tel: (08) 8412 4300

Project No:
Revision:
Date of Issue:

20630
02
09/12/2019
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STORMWATER REPORT

Proposed Childcare Centre
22 Prospect Road,
Fitzroy

DATE OF ISSUE:

09.12.2019

PROJECT #:

20630

CLIENT:

Leyton Property

en
t

SITE:

Scope of Works

In preparation of the Stormwater Management Plan the following items require consideration and

m

comment by this office:

Effect of the proposed development on the existing stormwater infrastructure.

•

Preparation of a preliminary stormwater drainage plan incorporating the proposed method of

ta
ch

•

disposing stormwater run-off from the site as a result of the proposed development.

Proposed Development

The development involves

At

The proposed development is located at 22 Prospect Road, Fitzroy.

commercial construction of a new early learning centre, outdoor play areas, pavements, as well as a car
park.

The site for the proposed learning centre and associated works measures approximately 1968m2 and is
currently made up of existing buildings, paving and landscaping.

The existing Council stormwater infrastructure directly abutting the boundary of this site is sufficient to
support the proposed stormwater runoff. The site is not located within a flood zone.

Attachment 278
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Council Requirements
•

FFL is to be (min.) 300mm above the highest adjacent top of kerb level.

•

Measures shall be incorporated to ensure no stormwater borne pollutants are discharged into
Council's drainage system.

•

The stormwater discharge rate from the post-development site to the Council system for a 20year ARI must not exceed the pre-development flow rates for a 20-year ARI. The discharge rate
shall be capped at 20L/sec. Water volumes exceeding this rate shall be detained on site using
either an underground or above ground detention tank.

en
t

Stormwater Management Recommendations
It is the recommendation of this office that the items requested by Council be undertaken for the

Early Learning Centre building and pavements
Ground stormwater shall be directed to either:

m

proposed development.

Grassed/landscaped areas, determined by pavement gradients

•

or sumps, determined by pavement gradients, where it will be collected in a 5.0kL underground
detention tank

ta
ch

•

Car Park

At

All roof stormwater shall be directed to the 5.0kL underground detention tank.

Ground stormwater shall be collected by a series of sumps, determined by pavement gradients. The
stormwater is to be filtered by a solid pollutant filter/oil and grease arrestor before collecting in the 5.0kL
underground detention tank. Stormwater shall be discharged from the site to the street water table via a
pre-packaged pump station. As some surface stormwater run-off will bypass the detention tank, the
maximum allowable discharge rate from the pump station is 17.6L/sec.

Refer to Civil drawing 20630-C01 and the following stormwater calculations for further details.

2
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Report Summary
It is the opinion of this office that the implementation of the above recommendations will allow the
proposed development to comply with these Stormwater Management Objectives once detailed design
has been completed.

Further information will be required to finalise the detailed stormwater design. This includes finalised
architectural plans.

en
t

Please contact the undersigned if you wish to discuss any aspect of this report.

ta
ch

Civil Designer

At

Mark Butler

m

PT Design PTY LTD

3

Attachment 280

Project:

Design By:

296

Childcare Centre

Project #

20630

22 Prospect Road, Fitzroy

Date

09/12/2019

MB

Page

1

CRITICAL 1 IN 20 YEAR DETENTION VOLUME
PRE DEVELOPMENT FLOW (MINOR STORM)

C
0.9
0.75
0.2

414
212
1342
Total

12.5
5.3
9.0
17.6 L/sec

hm

Roof
Impervious
Pervious

Area (m2)

t

Catchment Area

5 mins
121 mm/hr

en

Time of Concentration
Rainfall Intensity

Max allowable

ta
c

Pre-development run-off = 26.9L/sec. Capped at 20.0L/sec
97m2 paving bypassing detention tank (2.4L/sec)
Max allowable discharge from site via pump station = 17.6L/sec
POST DEVELOPMENT FLOW (MAJOR STORM)

At

Time of Concentration
Rainfall Intensity

Catchment Area
Roof
Impervious
Pervious

C
0.9
0.75
0.2

t mins (critical TBC)
20It mm/hr

2

Area (m )
655
655.5
560.5
Total

0.16
0.14
0.03
0.33 20It

See above

Pumped System
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Childcare Centre

Project #

20630

22 Prospect Road, Fitzroy

Date

09/12/2019

Page

2

Design By: MB

CRITICAL STORAGE VOLUME
Q in
0.33 20It

Q out

(L/sec)
40.1
37.1
29.6
20.5
16.2
10.4
6.6
5.1
3.2
2.0
1.2

t (mins)
2.2
2.4
3.0
4.3
5.4
8.4
13.3
17.4
27.6
44.2
72.7

V total

en

(mm/hr)
121
112
89.3
62.0
48.8
31.5
20.0
15.3
9.62
6.01
3.65

Pump intiated

(L3)
3789
4251
5059
2782
-2100
-22153
-70253
-122266
-287423
-632895
-1344581

hm

(mins)
5
6
10
20
30
60
120
180
360
720
1440

Q in

ta
c

Intensity, I

At

Tc

t

17.6 L/sec

PEAK STORAGE REQUIRED

3
5059 L

Pumped System
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List of new childcare centres SA 2016-2017
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New Childcare Centres in SA 2016-2017
Suburb

Number Of Approved Places

Casa Bambini Seacliff

SEACLIFF

84

Churchill Road Early Learning & Kinder

KILBURN

100

Confident Kids Child Care & Early Learning

CROYDON PARK

106

Cool Frogs Early Childhood Education Christie Downs

CHRISTIE DOWNS

99

Craigmore Road Early Learning and Kinder

BLAKEVIEW

107

Emali Early Learning Centre - Findon

FINDON

84

m

en
t

Service Name

Emali Early Learning Centre - Morphett Vale

85

SOMERTON PARK

110

ch

Goodstart Early Learning Somerton Park

MORPHETT VALE

Kozy Kids Maylands

MAYLANDS

152

MORPHETT VALE

82

BLACKWOOD

100

COLLINSWOOD

169

Rostrevor College Stepping Stone Early Learning Centre

WOODFORDE

120

Stepping Stone Aberfoyle Park Childcare & Early Development Centre

ABERFOYLE PARK

100

Stepping Stone Klemzig Childcare & Early Learning Centre

KLEMZIG

90

Stepping Stone Lockleys Childcare & Early Development Centre

LOCKLEYS

75

Stepping Stone RAH Childcare & Early Development Centre

ADELAIDE

90

The Cherubim Early Learning and Care Centre

PARALOWIE

38

Treasured Tots Christies Downs

CHRISTIE DOWNS

137

Morphett Vale Childcare Centre

ta

Precious Cargo Blackwood Pty Ltd

At

Precious Cargo Collinswood
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AGENDA ITEM:

6.2

To:

Council Assessment Panel (CAP) on 12 October 2020

From:

Susan Giles, Senior Development Officer, Planning

Proposal:

Two, Two-Storey Residential Flat Buildings comprising Five
Dwellings, Landscaping and associated Retaining Walls and
Fencing (DA 050/224/2020)

Address:

235 Prospect Road, Prospect (CT 5803/531)

SUMMARY:
Applicant:

Fred Zhang

Owner:

Fred Zhang

Planning Authority:

Council

Mandatory Referrals:

Department for Infrastructure and Transport

Independent Advice:

Design Review by Jenny Newman

Internal Referrals:

Council’s Infrastructure & Environment Department

Public Notification:

Category 1

Representations:

Nil

Respondent:

Nil

Development Plan Version:

Consolidated 21 April 2016

Zone and Policy Area:

Urban Corridor Zone (Transit Living Policy Area)

Key Considerations:

Design and Appearance, Setbacks, Visual Privacy, Car Parking,
Vehicle Manoeuvring, Landscaping, Waste Management, Fencing
and Retaining Walls

Recommendation:

Development Plan Consent

ATTACHMENTS:
Attachment 1
Attachments 2-4
Attachments 5-7
Attachments 8-17
Attachment 18-22
Attachment 23-30
Attachment 31-32
Attachments 33-60

Development Application Form
Certificate of Title
Locality plans
Proposal plans
Supporting correspondence from applicant
Comments from Jenny Newman (Design Review)
Department of Planning, Transport and Infrastructure Comments
Superseded plans
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1.

EXECUTIVE SUMMARY

1.1

The proposal is for the construction of two, two-storey residential flat buildings and
associated landscaping, fences and retaining walls on one allotment within the Transit
Living Policy Area. The proposal would accommodate 5 self-contained dwellings.

1.2

The proposal was referred to the Department of Infrastructure and Transport (DIT) and an
independent architect. The feedback outlined concerns and recommended revisions. The
applicant revised the proposal plans in response to these recommendations, and both DIT
and the consulting architect have further advised that they are in support of the revisions.
While some minor design issues remain, the changes have improved the development
and the consulting architect commends the improvements.

1.3

The key considerations of the application are with regard to the height of the buildings and
locality to which they relate, proposed building materials and finishes, privacy measures,
landscaping, method of waste management, car parking and vehicle movements, and the
associated fencing and retaining walls proposed along the property boundaries.

1.4

The proposal achieves the minimum desired housing density, private open space and
setbacks while minimising the potential of overlooking to the adjoining properties. Shortfall
in visitor car parking is not considered unreasonable given the proximity of the site to public
transport, the availability of nearby parking at the adjacent Council Reserve, and the
applicant proposing a contribution to Council’s Off-Street Car Parking Development Fund.
It is therefore recommended that the proposed development is supported.

2.

LOCALITY AND SUBJECT LAND

2.1

Locality
2.1.1 The locality comprises a mix of residential and commercial land uses. To the south
west of the subject land a variety of offices and small retail shops are present, while
to the north and east are predominantly residential land uses. Directly adjacent the
subject land to the west of Prospect Road is the Prospect Estate Reserve, a
significant area of public open space. Properties to the east of the subject land are
within the Residential Zone, while properties to the north, south and west of the
subject land are within the Urban Corridor Zone.
2.1.2 Buildings within the locality are typically single or two storey in nature. The site is
located approximately 100m north of two approved apartment buildings, of three
and four storey construction respectively, adjacent the intersection of Regency and
Prospect Roads. North- and south-bound bus stops are located within 30m of the
subject site.
2.1.3 The broader locality, indicating the location of the subject land within the relevant
Zone and Policy Area as described in Council’s Development Plan is described in
Attachment 5.

2.2

Subject Land
2.2.1 The land comprises one allotment with a total area of approximately 738m², with a
frontage of 15.24m to Prospect Road and a depth of 48.44m. The subject land
slopes from east to west, with the lowest point (north-western corner) of the site
being approximately 3.8m lower than the highest point (south-eastern corner) of
the site.
2.2.2 The subject land is vacant, with the previous single storey building and associated
outbuildings demolished as a result of an earlier development application (DA
050/336/2016). A single vehicular crossover is located adjacent the south-west
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corner of the site. There are no regulated or significant trees on or within close
proximity to the subject land.
2.2.3 The subject land is approximately 75m north of the Prospect Road/Regency Road
intersection thus is affected by the Metropolitan Adelaide Road Widening Plan. The
MARWAP shows a possible requirement for a strip of land up to 4.5 metres in width
from the Prospect Road frontage of this site for future upgrading of the Prospect
Road/Regency Road intersection.
2.2.4 The subject land is illustrated on Attachments 6-7.
3.

BACKGROUND

3.1

At its 13 February 2017, 10 April 2017 and 11 December 2017 meetings, the then
Development Assessment Panel considered a development application for a three storey
residential flat building comprising 7 dwellings, with associated car park, landscaping, and
retaining walls and fencing. The application was refused by the DAP, which the applicant
appealed. Upon resolution of a compromise proposal, the Environment Resources and
Development Court issued orders remitting the matter back to Council such that the
Council Assessment Panel (CAP) could issue a fresh decision. Subsequently a
Development Plan Consent was granted to DA 050/336/2016.

3.2

The subject land and proposed development changed ownership and after several
unsuccessful marketing attempts, the applicant proposes an alternative design, which is
the subject of this application.

4.

PROPOSAL

4.1

The proposal is for the construction of two, two-storey residential flat buildings comprising
a total of 5 self-contained dwellings. One building would comprise 3 dwellings and the
second building would comprise 2 dwellings. Each dwelling would have a single garage,
ground floor private open space and share a common driveway located adjacent the
southern boundary.

4.2

A 700mm high retaining wall is proposed at the rear of the subject land, with accompanying
1.8m high colorbond fencing, as a result of excavation proposed to the eastern portion of
the land.

4.3

Landscaping would be located to the front and rear of the building, and within the common
driveway. The dwellings would have a 1,000L rainwater tank, hot water service and air
conditioning unit located to the rear of each dwelling. Each dwelling would be provided
with a recycling and organics waste bin, with communal bins proposed for general waste.
The communal bins would be located towards the rear of the site, adjacent the common
driveway and screened from view.

4.4

The proposal plans are attached (refer Attachments 8-17).

5.

REFERRALS

5.1

Internal (Advisory) Referrals
5.1.1 The proposal was referred to Council’s architectural advisor, Ms Jenny Neman, for
design review as per Council’s Design Review Procedure.
5.1.2 The feedback (refer Attachments 23-28) provided was generally supportive of the
development, advising that the proposal demonstrates a well thought through
solution for providing medium density housing. However, it was recommended that
the following elements would benefit from further clarification and consideration:
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increasing the upper level northern (side) setback to 3m (beyond 18m from
the front boundary of the site);



increasing the use of durable contextual materials (such as brick);



increasing the opportunity for outlook (northern and eastern upper level
windows) whilst ensuring overlooking is protected;



increased modulation of the north and eastern elevations (and providing
detailing of any shading proposed);



adopting sustainable building products and initiatives;



increasing the amount of soft landscaping;



incorporating additional storage areas; and



providing good lighting levels in the central driveway and a change in the
hard landscaping treatment to delineate between the vehicular and
pedestrian areas in the driveway area.

5.1.3 In response, the applicant provided revised drawings addressing the above matters
(refer Attachments 41-50). The amendments comprised a re-design of the
buildings, inclusive of increasing the front setback; revised internal layouts,
materials and finishes, roof form; re-orientating the private open space for dwelling
1; providing sustainability initiatives; and increase the proposed landscaping to
accommodate deep soil zones (refer summary from applicant Attachments 1819).
5.1.4 The revised plans were subsequently reviewed by Ms Newman. Within subsequent
commentary, Ms Newman commended the applicant for implementing changes
into the design, however advised that some minor design issues remain (refer
Attachments 29-30). Briefly:


The changes to the northern façade are generally supported, however the
upper level setback remains at 2pm (rather than the suggested 3m).
Consequently obscure glazing would be required, thus no outlook provided.



The living areas on the first floor now do not have a northerly orientation,
which is not a preferable outcome.



The air conditioners should be screened from view.



Increase of face brick is supported, however strong tonal colour contrasts
(bright whites against very dark greys etc) are not supported as they tend to
draw attention to the buildings and stand out in an urban context, not relating
well to the existing established palette of materials in the area. It would be
preferable for minimal tonal contrasts.



Whilst larger windows are provided on the eastern and northern elevations,
the extent of obscure glazing is unclear.



The eastern and northern elevations have been modulated and articulated
with material change and additional modulation and provide a sense that the
dwellings have been designed “in the round.” The changes are supported.



The use of LEDs, water-saving showers, smart sockets and details of
rainwater capture and re-use is supported. It is suggested that the applicant
consider providing photovoltaic panels.



The increase of soft landscaping and deep soil zones is supported.



Whilst 8 cubic meters of storage per dwelling has been confirmed, it is
suggested the applicant confirm these areas are exclusive of any built in
wardrobes.
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Proposed lighting levels in the central driveway and the hard landscaping
treatment to delineate between the vehicular and pedestrian areas in the
driveway area is supported.

5.1.5 In response, the applicant made further revisions to the plans (refer Attachments
51-60), to include a skylight to the living areas; confirmed that the air conditioner
units would be screened; the dark grey brick has been revised to a lighter grey that
better contrasts with white render; all windows would comprise obscure glazing to
1.7m above finished floor level; and the storage areas for each dwelling is exclusive
of the wardrobes (refer summary from applicant Attachment 20-21).
5.1.6 The proposal was referred to Council’s Infrastructure and Environment Department
for comment regarding vehicular movement within the site. Council’s staff advised
of the following:


Serious concerns regarding a B85 vehicles ability to access each garage
with suitable clearance.



Given the roller door opening width and proposed layout, vehicles will be
unable to enter and exit each parking space safely.

5.1.7 The applicant revised the proposal plans, which included widening the roller doors
and increased the distance between roller doors and the common driveway.
5.1.8 The revised plans were referred back to Council’s Infrastructure staff who advised
that:

5.2



The initial concerns regarding a B85 vehicles ability to access each garage with
suitable clearance have been addressed.



The revised garage locations, and increased aisle widths, provide suitable area
for vehicles to enter and exit each garage, and this is considered acceptable.

External (Legislated) Referrals
5.2.1 The proposal in its original form (refer Attachments 39-40) was referred to the
Commissioner of Highways as required by Schedule 8 of the Development
Regulations 2008.
5.2.2 The Department for Infrastructure and Transport (DIT) provided informal
commentary regarding the following concerns:


The shared access appears acceptable and has adopted the DIT requirement
of 6m x 6m access (which extends to 7m for letterboxes, utility metres, etc).
However, the garage positions and building footprint/s makes convenient
access to most of the garages in a forward direction quite constrained.



The garage door widths would be the absolute minimum (at 2.4m wide) which
leaves very little buffer to undertake these movements effectively.



Entering Lot 2 and 3 in a forward direction is near impossible as the building
extends forward of the garage



Lot 4 reversing would be constrained by minimum garage width and position
of Lot 3 garage



Entering Lot 5 with other space in garage occupied would be constrained



Reversing into Lot 1, 2, 4 and 5 would be the only method the design
functions appropriately

5.2.3 Revised plans were provided by the applicant (refer Attachment 41-50). Upon
review of the revised plans, DIT advised that:
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The department is satisfied that the proposed development enables two way
movements to/from Prospect Road.



The subject site is affected by the Metropolitan Adelaide Road Widening
Plan. The amended plan proposes all building works 4.5 metres from the
Prospect Road boundary. The department is satisfied that this setback would
accommodate any future upgrade.



In regards to the shared access, manoeuvring areas, letterboxes and utility
boxes, Council should ensure that these features are adequately defined (as
common property or other) at the land division stage.

5.2.4 The comments and conditions that DIT recommend are attached for reference
(refer Attachments 31-32).
5.2.5 No other consultation with agencies was required.
6.

PUBLIC NOTIFICATION

6.1

A residential flat building is a Category 1 development unless it is located on land adjacent
to the Residential Zone or Historic (Conservation) Zone and if it would be three or more
storeys, or 11.5 metres or more in height, and in excess of the ‘Building Envelope Interface Height Provisions’ (UCZ PDC 25).

6.2

The subject land is adjacent land within the Residential Zone. The buildings are two
storeys in height and located within the prescribed building envelope. The application is
thus a Category 1 form of development.

7.

PLANNING COMMENTARY

7.1

The application involves building work and therefore an application to Council is required.
The proposal is neither a complying nor a non-complying development with reference to
Principle of Development Control 23 and 24 of the Urban Corridor Zone and is therefore
to be considered on its merits against the relevant provisions of Council’s Development
Plan.

7.2

Pursuant to Section 35(2) of the Development Act 1993, a development that is assessed
by the Council as being seriously at variance with the Development Plan must not be
granted consent. To this end, the Panel must determine whether the proposal is seriously
at variance with the Development Plan prior to making a decision on the application.

8.

PLANNING ASSESSMENT

8.1

Dwelling Density
8.1.1 The Transit Living Policy Area anticipates medium density housing, primarily in the
form of apartment and terrace style dwellings and mixed use buildings, desirably
two to three storeys in height. In order to achieve this, the minimum residential site
density for residential development within the Transit Living Policy Area is 45
dwellings per hectare net (UCZ PDC 5).
8.1.2 The subject site, which is not identified within a Concept Plan, has an area of
738m². Therefore, the minimum net residential site density would be achieved
through the provision of 4 dwellings. The proposal, which comprises 5 dwellings, is
thus considered to achieve the minimum residential density required.

306

8.2

Setbacks
8.2.1 Within the Transit Living Policy Area, the minimum setback from the primary road
is 3m. This dimension is in addition to any setback requirements pursuant to the
Metropolitan Adelaide Road Widening Plan (UCZ PDC 17). The subject land is
located within 200m of the Prospect Road/Regency Road intersection, as such, the
MARWP shows a possible requirement for a strip of land up to 4.5m in width at the
front of the subject land. Consequently, the minimum front setback desired would
be 7.5m.
8.2.2 As a result of discussions with the Department of Infrastructure and Transport, the
development was amended to comprise a setback of 4.5m from the front boundary.
While this would not achieve the minimum 7.5m as desired by the above provision,
it would satisfy the MARWP. The proposed setback would allow sufficient area for
deep soil planting at the front of the site, providing a pleasant pedestrian
environment. This setback has been reviewed and supported by the department
(refer Attachment 32).
8.2.3 The rear boundary is adjacent land located in the Residential Zone, and as the
closest portion of the building, when viewed from the boundary would be 2 storeys,
the minimum setback should be 3m (UCZ PDC 19). The proposal development
would be setback 3m from the rear boundary, thus satisfies the above provision.
8.2.4 With regard to the setbacks from side boundaries, there is no minimum setback for
the ground floor. Irrespective of height, there is no minimum setback for the first
18m from the front boundary. For more than 18m, the first level and all levels above,
should be setback a minimum 2m (UCZ PDC 19).
8.2.5 The front building, comprising dwellings 1-3, would comprise garages walls
adjacent the northern boundary and the remainder of each dwelling setback 3m.
From the southern boundary, the building would be setback 6m at ground floor to
accommodate the common driveway, and the first floor would be setback 4.3m to
the balconies and 5.6m living spaces.
8.2.6 The building to the rear of the site, comprising dwellings 4 and 5, would be built
adjacent the northern and southern boundaries at ground floor, with level 1 being
setback 2m. Accordingly, the buildings satisfy the setback criteria.

8.3

Design and Appearance
8.3.1 Within the Transit Living Policy Area it is anticipated that the height of new
development should be a minimum of 1 storey, with a maximum height of 3 storeys
and up to 11.5m (UCZ PDC 14). It is anticipated that new buildings at the periphery
of the zone will have an appropriate transition that relates to the height and setback
of development in adjacent zones of a lower scale and intensity (UCZ Desired
Character Statement).
8.3.2 The proposed development is for two residential flat buildings of two storeys in
height. Both buildings would have a skillion roof pitch of 6 degrees, comprising an
overall height of 6.7m-7.19m. The finished floor level proposed for the rear building
would be 700mm lower than the natural ground, thus the height of the building
when viewed from the Residential Zone would be 6m.
8.3.3 To minimise the massing at the interface with the Residential Zone, it is anticipated
that buildings are located within a 45 degree plane, measured at a height of 3m
above natural ground level at the zone boundary (UCZ PDC 15). When measured
from natural ground level, the proposed development would be located within the
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prescribed envelope. As such, the proposed building heights are considered to
provide an appropriate transition between the Transit Living Policy Area and the
adjacent Residential Zone.
8.3.4 Within the Urban Corridor Zone, it is noted that the Design and Appearance
provisions are less onerous for two storey developments, than when compared to
developments comprising three or more storeys. Notwithstanding, new buildings
will be recognised for their design excellence by demonstrating good design
principles, including
a) development that responds to its place, recognises and carefully considers
surrounding built form, linkages and landscaping, and positively contributes to
the Desired Character;
b) consideration of the local topography that slopes east to west, and stepping the
building form across the site;
c) the use of active frontages at ground level to contribute to the liveliness, vitality
and security of the pubic realms;
d) the use and combination of natural and durable materials that respond to the
predominate attributes of the area; and
e) car parking areas screened and located away from public spaces or underneath
buildings (UCZ Desired Character Statement).
8.3.5 The first building, closest to Prospect Road, would comprise three dwellings which
would be north-south orientated. The second building would be located to the rear
of the site, comprise two dwellings and have an east-west orientation. The
proposed height of two storeys would suit the existing character of the area.
Balconies are proposed to the western and southern elevations, which Ms Newman
states provides successful articulation to these facades (Council-wide PDC 136).
The northern façade would be articulated through materials, fenestration and the
built form, which would be modulated in sections, stepping down the site with the
fall of the land.
8.3.6 The two buildings would comprise brick veneer walls at ground level, providing a
solid base. The upper level would comprise a combination of rendered Hebel
Power panels, Axon Panels, Foam Cladding and Colorbond horizontal cladding.
The roofs would be clad in colorbond iron sheeting. The roller doors would also be
colorbond, and the window and door frames aluminium, with timber and frosted
glass front doors. Balcony balustrades are proposed to be frosted glass. The air
conditioning units would be screened by timber louvred covers and boundary
fencing and services enclosures would comprise colours and materials that match
the proposed buildings.
8.3.7 Upon consideration of the Design Review comments, the applicant proposes
materials consisting of light tones of grey with white render. The external building
materials would not incorporate highly reflective materials that would result in glare
to neighbouring properties, drivers or cyclists (Council-wide PDC 134).
8.3.8 Dwellings with less than 50m² of private open space should include adequate
storage areas within the dwelling but not a habitable room (Council-wide PDC 110).
Design Technique 110.1 outlines that one way of achieving the provision is by
providing a storage area of not less than 8 cubic metres. The applicant has advised
that each dwelling would have a minimum 8m³ of dedicated storage areas located
within the dwellings and under the staircases.
8.3.9 Overall the proposed built form would contribute positively to the street and, and
provide a high level of visual interest.
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8.4

Private Open Space Provision
8.4.1 Dwellings at ground level which have site areas less than 300m² should provide a
minimum of 24m² of private open space for each dwelling, of which 8m² may
comprise of balconies, roof patios or similar, provided they have a minimum
dimension of 2 metres (Council-wide PDC 154). A minimum area of 16m², with a
minimum dimension of 3m should be located at the rear or side of the dwelling;
directly accessible from a habitable room; have a northerly aspect; appropriately
shaded; and be of sufficient area and shape to be functional (Council-wide PDC
149 and 150).
8.4.2 Each dwelling would be provided with total areas comprising 24m². The courtyards
would exceed 16m² and the balconies exceed 8m². The courtyards would have
northerly aspect, with the courtyards for dwelling 4-5 predominately facing east.
8.4.3 The courtyards for dwellings 4 and 5 would be directly adjacent the living spaces.
Dwellings 1-3 would also be provided with balconies on level 1 that would be
directly adjacent living spaces. Access to the courtyards for dwellings 1-3 however,
would be via a bedroom or the garage.
8.4.4 The proposed courtyards and balconies would provide functional areas for future
occupants and be of suitable size and the minimum dimension. While the
courtyards for dwellings 1-3 would not be adjacent internal living areas, they would
comprise an area suitable for domestic functions. As such, it is considered that
private open space provision in relation to these dwellings is acceptable.

8.5

Visual Privacy
8.5.1 Except for buildings of 3 or more storeys in the Urban Corridor Zone, the location
of any windows and balcony shall be such as to prevent overlooking to adjacent
useable private open spaces or adjoining windows (Council Wide PDC 90).
Additionally, overlooking should also be prevented within an area of 45m as
measured from the property boundary (UCZ PDC 8).
8.5.2 The upper level windows facing north, south and east are proposed to have
obscure glazing or window sill heights at 1.7m above the finished floor levels. The
balconies for dwellings 2 and 3 would comprise obscure glass balustrade to a
height of 1.7m above floor level. The balcony and south facing windows for dwelling
1 would be located closer to the front of the site, and not have direct views into
adjoining neighbours.
8.5.3 As such, should the panel support the proposal, it is recommended that a condition
be imposed reinforcing that windows and balconies to be appropriately screened
to a minimum height of 1.7m above floor level.

8.6

Noise Attenuation
8.6.1 The subject land is identified within Map Pr/1 (Overlay 5) for the purpose of noise
and air emissions. Principle of Development Control 1 of the Noise and Air
Emissions Overlay outlines that sensitive development located adjacent to high
noise and/or air pollution sources should be appropriately shielded away from the
emissions. Residential development on sites abutting roads with traffic volumes
exceeding 3000 vehicles per day should be sited and designed to reduce the
impact of traffic noise on occupants (Council Wide PDC 111).
8.6.2 The proposal must comply with the Ministers Specification SA78B – Construction
requirements for the control of external sound. Compliance with the Minister’s
Specification would be required as part of the Building Code of Australia (BCA),
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and it is considered that such compliance would suitably address the relevant
provisions of the Development Plan.
8.7

Overshadowing
8.7.1 The design and location of buildings should enable direct winter sunlight into
adjacent dwellings and private open space areas while minimising the
overshadowing of windows and the primary open space area for a dwelling and
solar collectors (Council-wide PDC 138).
8.7.2 Shadow diagrams have been provided that illustrate the anticipated shadow
between 9am and 3pm for the winter and summer Solstice (refer Attachments 1112). While the allotment to the south would be within shadow for the majority of the
day during the winter solstice, the proposed setbacks and building height would
still allow the roof and portions of the private open space receiving direct sunlight.
8.7.3 Principle of Development Control 16 of the Urban Corridor Zone states that
overshadowing should be minimised to sensitive land uses outside of the zone.
The adjoining allotments to the east are located in the Residential Zone. While
some shadowing is proposed in the afternoon, it is noted that the adjoining
properties would still be provided with more than 2 consecutive hours of sunlight
between 9am-3pm on 21st June (Council-wide PDC 78). The adjoining allotments
to the north, south and west are located in the Urban Corridor Zone, thus some
level of overshadowing would be anticipated through the redevelopment of the
locality. In this context, the shadow impact is considered acceptable.

8.8

Car Parking and Bicycle Parking
8.8.1 Within the Urban Corridor Zone, it is anticipated that the provision of car and bicycle
parking would be in accordance with Tables Pr/5 and Pr/6 of Council’s
Development Plan.
8.8.2 With reference to Tables Pr/5 and Pr/6; a minimum of 6.25 car parking spaces and
2 bicycle parking spaces should be provided on site. The proposal would provide
5 car parking spaces located within the garage of each dwelling. Two freestanding
bicycle parking spaces are proposed within the common driveway, between the
two buildings.
8.8.3 Council’s Development Plan includes the ability for an applicant to offer a
contribution to the Off Street Car Parking Development Fund, where development
has a shortfall in off street car parking (Council-wide PDC 231). Council has
resolved that an amount of up to $20,000 per space can be contributed. These
funds can subsequently be used to improve parking facilities in the Council area,
particularly in or near shared parking areas identified in Council’s Development
Plan (Council-wide PDC 232).
8.8.4 Due to the site constraints, the applicant has offered to contribute $20,000 to the
Car Parking Fund in lieu of the visitor car park shortfall (refer to Attachment 22).
8.8.5 A lesser amount of car parking may be appropriate dependent upon the nature of
development; access to public facilities; opportunity to share car parking areas; or
suitable arrangements for any parking short-fall to be met by other means (Councilwide PDC 241).
8.8.6 The subject land is located within 30m of both north-bound and south-bound bus
stops. It is noted that the site is adjacent a public car parking area associated with
the Prospect Estate Reserve. Council staff are aware that the use of this car park
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fluctuates seasonally, but is rarely at capacity during anticipated visitor times
associated with a residential development.
8.8.7 A contribution to the Fund is a legally recognised means by which a shortfall in
parking can be overcome, and there is convenient access to public transport, and
availability for off-street parking directly adjacent the subject land. Accordingly, the
proposed provision of car parking spaces is therefore considered appropriate.
8.9

Vehicular Movements
8.9.1 Within the Urban Corridor Zone, vehicle access points should be located and
designed to minimise the impacts of headlight glare and noise on nearby residents,
and avoid excessive traffic flows into residential streets (UCZ PDC 13).
8.9.2 The existing crossover located in the south-west corner adjacent Prospect Road
would be widened to a width of 7m to accommodate simultaneous movement of
vehicles. As discussed in paragraph 5.2, this configuration has been supported by
DIT.
8.9.3 Car parking areas should be located and designed to ensure safe and convenient
traffic circulation, minimise conflict between other vehicles and pedestrians, and
provide adequate areas for the manoeuvring of vehicles into and out of parking
bays. Car parking spaces should be in accordance with Australian/New Zealand
Standard 2890.1:2004 (Council-wide PDC 226).
8.9.4 The common driveway would be 6m in width, yet increase to 8.87m when adjacent
the garages. Each garage opening would be 2.7m wide. In accordance with the
requirements of AS/NZS2890.1-2004 (Parking facilities, Off-street car parking), the
minimum apron width for a 2.7m doorway width is 6.3m, which the proposal would
achieve. As discussed in paragraph 5.1.7 the movement of vehicles on site has
been reviewed by Council’s traffic engineer who has advised that the internal
driveway would safely allow vehicles to enter and exit the garages.
8.9.5 Overall, the design would provide for vehicles to enter and exit the site in a forward
direction without impacting the flow of traffic on Prospect Road. As such, the
proposed traffic movements would be appropriate.

8.10 Landscaping
8.10.1 It is anticipated that landscaping is incorporated into developments with plantings
that enhance the built form, contributes to a pleasant pedestrian environment and
provide an attractive transition between the public and private realms (UCZ BPA
Desired Character Statement). For development comprising 3 or more storeys, it
is anticipated that 7% of the site accommodate deep soil zones which have a
minimum dimension of 3m x 3m (Council-wide PDC 180).
8.10.2 The proposal is for 2 storey development, however deep soil areas are proposed
at the front of the site, and in the common driveway between the two buildings.
Landscaping is also proposed adjacent the southern boundary and to the rear of
the site. The combined area designated for deep soil planting would be 51m², and
would have a minimum dimension of 3m. The landscaping proposes a variety of
trees and low-lying shrubs throughout the site (refer Attachment 13).
8.10.3 The proposed landscaping would soften the appearance and enhance the
proposed built form, and is considered to suitably respond to the relevant
provisions of Council’s Development Plan.
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8.11 Waste Management
8.11.1 It is anticipated that new development incorporates opportunities for minimising
waste, yet enable waste management options that provide adequate storage while
screening these areas from public view (Council-wide PDC 183). Where the
number of bins to be collected kerbside is 10 or more at any one time, provision
should be made for on-site collection (Council-wide PDC 184).
8.11.2 A Waste Management Plan has been prepared by the applicant (refer Attachment
17). The applicant advises that the dwellings would rely on Council’s kerbside
collection. Each dwelling would be provided with individual recycling and organic
waste bins, which would be stored within each garage or courtyard.
8.11.3 All five dwellings would share two 240L bins for general waste. The bins would be
stored in a secured area located between the two buildings, adjacent the common
driveway, and screened from view. The applicant advises that the Strata
Corporation would be responsible for management of the bins.
8.11.4 As such, the provision of waste management would satisfy the above provisions,
and fundamentally, provide sufficient bins which would comfortably accommodate
the expected amount of waste. A condition reinforcing the ongoing management
of waste should be applied if the application is supported.
8.12 Site Preparation and Stormwater Management
8.12.1 It is anticipated that the need for earthworks and retaining walls are minimised
(Council-wide PDC 18). The subject land slopes from east to west, with the lowest
point (north-western corner adjacent Prospect Road) of the site being
approximately 3.8m lower than the highest point (south-eastern corner) of the site.
8.12.2 The finished floor levels (FFL) of the dwellings has been designed to follow the
slope of the land, with 110-810mm difference between dwellings and a total
difference of 1.44m between dwellings 1 and 4-5. Some retaining of soil would be
required on site, however the retaining walls would be less than 1m in height (refer
Attachment 9 and 14).
8.12.3 The applicant has not yet provided engineering details or a stormwater
management plan. The site is not within an area prone to flooding in a 100 year
ARI event, however it is recommended that if the proposal is supported, the
applicant shall be required by way of reserved matter to provide a detailed
stormwater management plan that provides evidence that all dwellings are suitably
protected from 1 in 100 year ARI storm events and that post-development outflow
rates from the site will match pre-development rates in 1 in 20 year ARI storm
events (Council-wide PDC 262, 264, 265, 266).
8.13 Quantitative Assessment
DEVELOPMENT PLAN
PROVISIONS
DWELLING DENSITY

STANDARD
45 dw / ha net

ASSESSMENT

5 dwellings proposed

Minimum of 4 dwellings required
Satisfies
for subject site
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BUILDING HEIGHT

BUILDING ENVELOPE

Minimum: 2 Storey
Maximum: 4 Storey (or 11.5m)

2 storey proposed
Satisfies

45 degree plane measured at
3m above natural ground level

Satisfies

FRONT SETBACK

7.5m
3m Development Plan +
4.5m MARWP

4.5m

Ground Level: 0m

(Northern boundary): 0m-3m
(Southern boundary):6m-8.8m

Above Ground Level:
0m for first 18m from front
property boundary. 2m if more
than 18m from the front property
boundary.

(Northern boundary): 2m-3m
(Southern boundary): 4.3m5.6m

(excluding verandahs,
balconies and the like)

SIDE SETBACKS

porticos,

Does not satisfy

Satisfies

REAR SETBACK

3m
3m
(excluding verandahs, porticos,
Satisfies
balconies and the like)

PRIVATE OPEN SPACE

24m² (minimum area excluding Total area
any area at ground level at the Dwellings 1-3: 24.32m²
front of the dwelling);
Dwellings 4-5: 24m²
of which

Balconies
Dwelling 1-3: 8.32m²
8m² may comprise a balcony (2m dimension)
provided they have a dimension
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of 2m and is accessible from an Courtyards
internal living area.
Dwellings 1-3: 16m²
Dwelling 4-5: 24m²
Minimum to be provided at side (3m dimension)
or rear of dwelling: 16m² (with
Satisfies
minimum dimension of 3m)
(CW PDC 150)
CAR PARKING

BICYCLE PARKING

6.25 desired
1-2 Bedroom Dwellings: 1.25
1 Occupant + 0.25 Visitor

Car Parking: 5 proposed
(5 occupants)

2 desired
Occupant: 1 Dwellings
Visitor: 1 Dwellings

2 provided in common
driveway

Does not satisfy

Satisfies

9.

CONCLUSION AND RECOMMENDATION

9.1

The proposal seeks to construct a medium density residential land use on the subject land.
The buildings would be two storeys in height and would achieve the minimum height
anticipated within the Transit Living Policy Area, and adjacent the Residential Zone.

9.2

The proposed buildings would comprise a variety of building materials to provide visual
interest and include adequate fenestration and articulation to all sides of the building. The
proposal would achieve the required density, setbacks, private open space, privacy
controls, passive surveillance and waste collection in accordance with Development Plan
provisions.

9.3

An appropriate extent of landscaping would be achieved, and vehicular access would be
provided from a shared crossover that would allow simultaneous two-way vehicle
movement, with all vehicles entering and exiting the site in a forward direction. While there
would be no provision for visitor car parking on site, there is availability for off-street
parking directly adjacent the subject land. The applicant also proposes a contribution to
the Council’s Off-Street Car Parking Development Fund.

9.4

Overall, the application is considered to be relatively consistent with the relevant
provisions of the Prospect (City) Development Plan and warrants the granting of
development plan consent, subject to a reserved matter and appropriate conditions.

It is recommended:
That with reference to the relevant provisions of the Prospect (City) Development Plan, the
zoning of the land within which the proposed development is situated and the locality within
which the land is situated, the Panel resolves that development application DA 050/224/2020 is
not seriously at variance with the Development Plan and as such a decision shall be made on
the merits of the application; and
A:

That with reference to the relevant provisions of the Prospect (City) Development Plan,
the zoning of the land within which the proposed development is situated and the locality
within which the land is situated, the Panel resolves that development application
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050/224/2020 is not seriously at variance with the Development Plan and as such a
decision shall be made on the merits of the application; and
B:

The Council Assessment Panel hereby determines that, after taking into account the
relevant provisions of Council's Development Plan, the proposal does not provide for
sufficient spaces for the parking of cars at the site of the development; and

C:

The Council Assessment Panel hereby agrees to accept a contribution of $20,000 (GST
inclusive) to Council’s Off Street Car Parking Development Fund, as offered by the
applicant through correspondence dated 29 September 2020 forming part of the
application, in lieu of providing the equivalent of 1.25 spaces at the site of the
development, payable at or before occupancy of the building; and

D:

That pursuant to the Development Act 1993, as amended, Development Plan Consent be
approved to DA 050/224/2020 from Fred Zhang for Two, Two-Storey Residential Flat
Buildings comprising Five Dwellings, Landscaping and associated Retaining Walls and
Fencing at 235 Prospect Road, Prospect (CT 5803/531), subject to the following Reserved
Matter and Conditions:

Reserved Matters:
1. A detailed stormwater management plan shall be provided that, to the satisfaction of Council,
provides evidence that all dwellings are suitably protected from 1 in 100 year ARI storm
events and that post-development outflow rates from the site will match pre-development
rates in 1 in 20 ARI storm events. The location and capacity of any on-site detention tanks
shall be clearly described.
Conditions:
1. The development shall take place in accordance with plans and details stamped by Council
relating to Development Application Number DA 050/224/2020, except as modified by any
conditions detailed herein. All works detailed in the approved plans and required by
conditions are to be completed prior to the occupation of the approved development.
2. All driveways, parking and manoeuvring areas must be formed, surfaced with concrete,
bitumen or paving and maintained to the reasonable satisfaction of Council. Driveways, car
parking spaces, manoeuvring areas and landscaping areas shall not be used for the storage
or display of materials or goods including waste products and refuse. The obsolete crossover
and/or any portion of crossover that is not required for the subject development shall be
reinstated to Council standard kerb and gutter at the applicant’s cost prior to occupation of
the completed development.
3. Air-conditioning units and solar hot water heaters shall be provided with screening devices
designed to complement the colours, materials and finishes of the building approved herein,
and shall be sited to adequately screen the units from view from neighbouring properties and
public land (roadways) to the reasonable satisfaction of Council.
4. The upper level windows facing north, east and south for dwellings 4 and 5; and the north and
south facing windows of dwellings 2 and 3; and the north facing window of bedroom 2 of
dwelling 1, shall have:
a) Minimum window sill heights of 1.7m above finished floor level; or
b) Fixed and obscured glass to a minimum height of 1.7m above floor level; or
c) An awning window with obscured glass to a minimum height of 1.7m above floor level,
with an opening restricted to no more than 150mm; or
d) Permanently fixed external screens that provide an effective screening height of 1.7m
above the upper floor level and complement the external appearance of the dwelling.
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The screening solution(s) shall be established prior to occupation of the dwellings and
maintained to the reasonable satisfaction of Council at all times thereafter.
5. The balconies for dwelling 2 and 3 shall be provided with screening that prevents views into
neighbouring properties to a minimum height of 1.7m above the finished floor level of the
balcony. The materials and finishes used on the screens shall complement those of the
dwelling.
6. The Community Corporation shall ensure that the waste storage area is cleaned and
maintained to the satisfaction of Council. General, recyclable and green organic wastes shall
be co-mingled, with the Community Corporation maintaining responsibility for ensuring that
bins are transported between the collection point and the storage area in a timely fashion to
the satisfaction of Council.
7. The landscaping shall be planted prior to occupancy of the development, and maintained at
all times to the reasonable satisfaction of Council and to ensure appropriate lines of sight for
vehicles and pedestrians. Mature trees shall be no less than 2.0m in height at time of planting.
The applicant or the persons making use of the subject land shall cultivate, tend and nurture
the landscaping, and shall replace any landscaping that becomes diseased or dies. An
automated drip irrigation or similar watering system shall be established and maintained to
ensure that sufficient water is available to satisfy the needs of the landscaping species
selected.
8. A Construction Site Management Plan shall be prepared and submitted to Council for
approval prior to the commencement of construction on the land. The plan shall comply with
the requirements of Section 25 of the Environment Protection Act, which states “a person
must not undertake an activity that pollutes, or might pollute the environment unless the
person takes all reasonable and practicable measures to prevent or minimise any resulting
environmental harm”. The Construction Site Management Plan shall include:
a) Measures for the reduction of potential for mud and material drag out from the site by
providing a hard surface at the entry/exit points to the site and a controlled washing
zone prior to exiting the site; and
b) Containment of water run-off within the site, which will be filtered and cleaned to the
satisfaction of Council if being discharged into the stormwater system; and
c) Reduction of the potential for dust and other airborne particles by the use of water
sprinklers and/or other means of containment; and
d) The establishment of a compound for the storage of waste materials and litter. The
compound must be covered to prevent litter from being blown away from the
compound; and
e) Measures to minimise the potential for noise pollution through correct positioning of all
mechanical equipment to ensure compliance with the requirements of the Environment
Protection (Noise) Policy.
9. Footpaths adjacent to the site are to be kept in a safe condition for pedestrians at all times
during construction works. All driveways and footpaths traversed by vehicles using the site
are to be maintained in a reasonable condition for the duration of the works, and are to be
reinstated to the satisfaction of Council on completion of the works.
All works on Council land shall be conducted to Council’s specification, with all works to be
bunted off safely and pedestrian safety to be maintained throughout the construction period.
Plantings will also need to be undertaken in line with council specifications in terms of sight
distance interference and safety to the community (thorns/poisonous plantings). Plans
displaying all relevant details of the Road/Kerbing/Footpath Works shall be submitted to the
Assets and Infrastructure Officer for approval prior to the commencement of any such works.
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The Department for Infrastructure and Transport advise Council to attach the following
conditions to any approval, in accordance with Section 37(7) of the Development Act
1993:
1. The access to Prospect Road shall be constructed as shown on U Cube Pty Ltd, Ground
Floor & Landscape Plan, Project No. A20001, Sheet No: A-003, Revision 2 dated 10 August
2020 and be suitably flared to the road.
2. All vehicles shall enter and exit the site in a forward direction.
3. The shared driveway and internal manoeuvring areas shall be clear of all obstructions.
4. The applicant shall ensure that all stormwater generated by the proposal is appropriately
collected and disposed of without entering or jeopardising the safety of the adjacent
arterial road network.
The following note provides important information for the benefit of the applicant and is required
to be included in any approval:


The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a strip of
land up to 4.5 metres in width from the Prospect Road frontage of this site for future upgrading
of the Prospect Road/Regency Road intersection. The consent of the Commissioner of
Highways under the Metropolitan Adelaide Road Widening Plan Act is required to all building
works on or within 6.0 metres of the possible requirement.
The attached consent form and three copies of the approved site plan and decision notice
from Council must be provided to the department (via dit.landusecoordination@sa.gov.au)
for consent purposes.

Attachment 1
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CITY OF PROSPECT
Development Services

128 Prospect Road, Prospect SA 5082
Telephone (08) 8269 5355 Facsimile (08) 8269 5834
admin@prospect.sa.gov.au

Development Application Form
/

Application No.: 050 /

(Office Use Only)

1. Application Type (select one)
□ Development Plan Consent only

□ Building Rules Consent only

(Planning Only)

□ Development Approval

(Building Only)

(Planning and Building)

2. Location of Proposed Development
Unit #:

House #: 235

Suburb:

Street:

prospect road

Postcode: SA5082

Prospect

CT Volume and Folio: 5083/531

3. Details of Parties
Applicant

Contact No.:

Email:

0452119339

□ as applicant

Owner

Address:

Contact No.:

Email:

Builder

□

□ as applicant

owner builder

Name:

Address:

Contact No.:

Email:

□ to be advised

□ other

ta
c

Builders Licence No.

adelaide2012210@gmail.com

hm

Name:

t

Address: 31 robsart street, Parkside SA5063

Fred Zhang

en

Name:

4. Proposal Details

At

It already got 7 three storeys townhouses approval on this site, but in these two years market they were very
difficult to sell. I've spent a lot of time and money, so I hope to change the approval to 5 double storeys townhouses.
Description of Proposal: In order to carry out the project as soon as possible.

Existing Use of Property: It has been demolished, just land now. Once get the new approval, I will start building.
Estimated Cost of Development:
5. Declarations

$

850,000

•

Building Rules Classification sought:

Present Class:

•

Proposed number of employees (for Class 5, 6, 7, 8 or 9):

•

Proposed number of persons for whom accommodation is provided (Class 9a only):

•

Proposed number of occupants on the premises (Class 9b only):

•

Does Schedule 21 or Schedule 22 of the Development Regulations 2008 apply (activities of environmental or major
environmental significance)?
□ yes
□ no

•

Has the Construction Industry Training Board (CITB) levy been paid?

□ yes

□ no

I acknowledge that Council may make copies of this application and documentation in accordance with the Development
Regulations 2008 and Development Act 1993. Details forming part of the application may be included in a Development
Assessment Panel agenda published on Council’s website.
If published, I request that Council obscures my telephone number and email address.

□ yes

□ no

I have sought permission from the architect/engineer to allow reproduction of the application documents for provision to
third parties.
□ yes
□ no
Name:_

□ Applicant

Signature:

Fred Zhang

□ Owner

□ Builder

Date: 02/06/2020
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Civic Centre
128 Prospect Road
Prospect SA 5082 AUSTRALIA
Telephone: 08 8269 5355
Email: admin@prospect.sa.gov.au

Locality Map (2016 Image)
Legend

Subject Land
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Aerial Photo
2016

Notes

Disclaimer
This map is a representation of the information currently held by the City of Prospect.
While every effort has been made to ensure the accuracy of the product, Council accepts
no responsibility for any errors or omissions. Any feedback on omissions or errors would
be appreciated.

Created on Tuesday, 6 October 2020

Map Zoom: 227.3 m Scale: 1:1,264
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Image from Location SA Map Viewer (https://location.sa.gov.au/viewer/)

Image from Google Maps – July 2019
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BIN STORAGE
- Private General Waste bins

KERBSIDE PRESENTATION
- Council Recycling & Organics MGBs
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Disposal pathway

Figure 1: Site plan with locations of recommended bin storage,
Transfer pathway

and kerbside presentation for General waste bins, recycling bins
and organic bins on designated Council kerbside collection days.

Note: Bin labels are: G - General Waste; R - Recycling;

1

Description of proposed development

3

Stakeholder consultation

Access to and availability of Council kerbside services:

development involves a group of 5 townhouses – see Ground Floor plan in Figure 1

It was suggested that enable residents to access Council recycling services and reduce their waste

overleaf. Each townhouse has two levels and 2 bedrooms. Provision on the plans

collection costs where:

has already been made for General Waste bin storage at Ground Level, between

.

Res3 and deep soil.

2

.

Waste & recycling volumes

General waste is collected by the Council kerbside service

Recycling and organics waste are still collected by the Council kerbside service,
where number of bins presented weekly would be only 7.

Table 1 below estimates the waste and recycling volumes for Routine services to be

On-street collection was proposed given the development is located on a section of Prospect road and

provided at the development. These estimates are based on recommended Waste

collection would only once per week with the truck parking for less than 4 minutes.

In view of the above, the proposed services would comprise the following arrangements (per Table 1).

(SABPG) – Waste Management in Residential or Mixed-Use Developments (Zero

.

General Waste: 2×240L MGB, Weekly collection, Council kerbside service

Waste SA, 2014). Deep soil waste will be collected and disposed of separately by

.

Recyclables: 5×120L MGB, Fortnightly collection, Council kerbside service

the contractor providing this service (and thus on-site storage of this waste material

.

Organics: 5×80L MGB, Fortnightly collection (alternating), Council kerbside service

Waste Stream
General waste

Volume (L/week)

areas.

.

.

General waste – would be disposed to the 2X240L MGBs in the waste area at the east side of

.

operating the waste system at the site.
.

Res3; and
Recycling / Organics – would be disposed to 120L/80L MGBs in each dwelling.

Waste system operation and management – Builder would be responsible for managing and

Building User Manual – Advice and instructions on waste management and using the waste system

would be included in the Building Manual for townhouse residents, including contact information for

Collection – the residents would transfer and present 2X240L MGBs at kerbside for collection by Council

further information, questions and/or issues.

(standard kerbside collection service), then return these bins.

.

Recycling / Organics – the residents would transfer and present 120L/80L MGBs at kerbside for

requirements for using the waste system would be written into the Community/Strata plan lodged with

collection by Council (standard kerbside collection service), then return these bins.

the Lands Titles Office.

4.2 Hard Waste management

4.5 Other Waste System Design or Management Issues

The residents should contact Council to discuss suitable arrangements for townhouse residents to

Bin colours –

access this service. The residents would be able to use the road verge in front of the property as a

.

temporary area for hard waste presentation in the same way as other properties do. This may require

colours

Community title arrangements – Obligations for residents and/or property owners to comply with

Council would supply general, recycling and organics kerbside bins to the property with requisite

negotiation with Council to schedule at-call hard waste collection outside designated kerbside collection
Signage –

4.3 Management of Other Waste

.

The townhouse residents should ensure make aware of Council information

waste and recycling.

Table 1 includes the recommended bin storage assuming shared bins and collection arrangements

(available on Council’s Web site) on where they can correctly dispose of other waste items, e.g.

.

Waste Management System

4.1 Routine Services

Appropriate signage should be used in bin storage areas to encourage correct disposal of

Collection
Frequency

No.bins

(5 dwellings, 10 bedrooms)

Service
Provider/Type

300L/week

Council kerbside

Weekly

2

240L MGB

and services as proposed above. Figure 1 on the previous page shows where the recommended bin

.

Printer cartridges

.

Batteries

Vermin, hygiene & odour management (inc. ventilation) -

5

120L MGB

storage would be located at the site and where kerbside presentation would occur. The system would

.

Lighting

.

Household hazardous waste

.

5

80L MGB

operate as follows.

Dry recycling

250L/week

Council kerbside

Organics

160L/week

Council kerbside

Fortnightly
(alternating)
Fortnightly
(alternating)

Bin type

4.4 Operation, Management & Communication

days (which is only one day of the week) to avoid any conflicts.

4

Table 1: Estimated waste & recycling volumes for proposed development – Routine Services

At

Resource Generation Rates (WRGRs) in the South Australian Better Practice Guide

is not needed).

Disposal – Townhouse residents would dispose of their general waste to bins in the onsite bin storage

ta
ch

The property is located on Prospect Road in the City of Prospect (Council). The

m

O - Organics

(recommended)

Council may supply signage to residents for this purpose.

The Strata Corporation should make provision for residents to report spill, odour or hygiene

problems, so these can be promptly addressed by a maintenance service.
.

The Strata Corporation would organise regular bin cleaning, e.g. every 3-6 months, which would be

outsourced to an external contractor as part of the above hygiene and odour management program
(and thus not require an on-site bin wash area).
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Susan Giles
From:
Sent:
To:
Subject:
Attachments:

张学愚 <adelaide2012210@gmail.com>
Monday, 17 August 2020 8:46 AM
Susan Giles
Re: 235 Prospect Road Prospect (DA 050/224/2020)
235 Prospect road Prospect .pdf

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
Hi Susan
I have amended the proposal to ensure consistency with the relevant provisions of Council’s
Development Plan, and provide additional supporting information.
1. increase the use of brickwork, use skillion roof.

t

2. Consider the thermal mass of the materials select rendered foam.

en

3. East and North elevations are articulated to ensure the buildings are designed “in the round.”

m

4. Expand the windows north facing upper level, add shading and use frosted windows to be provided
with the protection of visual and acoustic.

ch

5. Consider specific sustainability initiatives to use LED lighting, Water-saving shower, Smart socket.
6. Soft landscaping is incorporated within the driveway and incorporating Deep soil 8mX4.5m forward
of the front fence line.

At

ta

7. Good lighting levels be provided to the driveway for increased safety and that a change in hard surface
treatment is incorporated in the driveway design to clearly delineate between the driveway (the vehicular
area) and a zone outside each dwelling (the pedestrian area).
Front setback
The minimum setback of a building is 4.5m from the front boundary.
Private Open Space
Res1&2&3 Ground floor POS is 16㎡ and upper level balcony area is 8㎡. Res4&5 Ground floor POS
is 24㎡.
Visual Privacy
The upper level windows are 2m from the North side boundaries, all use frosted windows as privacy
measures.
Car Parking
Five 2 bedrooms dwellings should provide 6.25 carparks, I would like to offer a contribution for 1.25
carpark.
Bicycle Parking
2 bicycle parks are provided on-site at the middle of Res3 and Res5.
Storage
1

335
Each dwelling is provided with a minimum ofAttachment
8 cubic19metres of covered storage area. As shown
on floor
plan.

Landscaping
Two deep soil zones are provided on-site, 4.5m X 8m at the front, accommodate a medium size tree that
has a 6-12m mature height and 4-8m canopy spread, another 3m X 4m zone is between General waste
storage and Res5, will provide small trees as " Green screen". Soft landscaping is incorporated within the
driveway.
Zone Interface
Two 2 storey townhouse at the zone interface like normal Residential zone, and will provide a row of
pyrus calleryana as "Green screen" to minimise the impact to the adjacent properties.
Vehicle Movement within Site
Broaden the driveway and garage door widths to undertake entry and exit movements effectively, as
shown on floor plan. Make sure it's easy for each dwelling to move forward and back.

m

en

t

Other concerns are as follows:
1, Rainwater tank is located in the back yard of dwelling one.
2, Increase steps between the dwellings and the common driveway.
3, Increase area of the letter boxes, gas and water meters, and give details of letter boxes, gas and water
meters.
4, Provide paving for pedestrian paths in the site.
5, Show the retaining wall on civil plan and elevation, and the height of retaining wall is less than 0.7m.
6, The installation steps, elevations and cross-section plan of fence and retaining wall are provided that
details the proposed works.

At

ta

ch

Additional Information
1, Detailed schedule of external materials, includes ground floor light rendered, upper level light
rendered, ground floor dark rendered, etc. as shown on Exterior finish.
2, Provide elevations and proposed materials and finishes for the letter boxes.
3, Provide the location of air conditioner units and hot water systems.
4, Provide a detailed Waste Management Plan.
5, Provide plan on how rainwater and stormwater would be captured and re-used on site.

Have amended the proposal to ensure consistency with the relevant provisions of Council’s
Development Plan, and to provide additional supporting information.
Please check it, if have any questions, please let me know. I will reply immediately. Thank you very
much!
King regards
Fred
张学愚 <adelaide2012210@gmail.com> 于2020年8月3日周一 下午3:32写道：
Hi Susan

Thank you a lot, I will think about it and fix my application.
2
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Susan Giles
From:
Sent:
To:
Subject:
Attachments:

张学愚 <adelaide2012210@gmail.com>
Monday, 28 September 2020 2:16 AM
Susan Giles
Re: 235 Prospect Road Prospect
235 Prospect Road .pdf

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
Hi Susan
Thank you a lot.
I write with respect to the comments you sent me last Friday and provide feedback and responses to the
points outlined, as indicated in the enclosed amended drawings.

en

t

1. The Res4 & 5 living areas on the ground floor now do not have a northerly orientation, Skylight was
added to the roof of the ground floor to give better light to the living space.

m

2. Air conditioning units should be screened from view, as shown on drawings will use timber louvre air
conditioner cover to hide A/C units on roofs.

ch

3. Had confirm the minimal tonal contrasts between the render and the grey brick proposed, will use
light grey brick and light dark Axon panel (legends are on A-300 Exterior Finish) to reduce tonal
colour
contrasts, the project will relate well to the existing established palette of materials in the
Prospect area.

At

ta

4.North-facing upper level windows and Res4 south-facing upper level windows will use frosted glass,
other windows will install blinds indoor, provide outlook for future occupants whilst
protecting
overlooking.
5. Had confirmed the 8 cubic meters stores are exclusive of any built in wardrobes within the bedrooms.
6. Accessibility to the courtyards – Res1 & 2 &3 could be through garage and bedroom1. Res4 & 5
could be through living area.
7. The storage cupboards will not be pathways to courtyards, and there is there enough storage.
8. Waste management – bin storage details: colorbond steel rubbish bin screen enclosure with slats and
paving ground, residents will access bin storage by disposal pathway.
9. The south-facing windows will install blinds indoor and balconies facing south will use frosted glass
railing, would need some level of privacy screening. Allows natural light into the room and diffuses the
glare from the sun, whilst also adding privacy.
I will go to council office on Monday, see you soon, thanks for your understanding.
I thank the Council planning process, with your support of providing constructive criticism during the
design process that has contributed to our confidence of producing a desirable outcome. These plans are
1

Attachment 21
337
not only an effective and efficient use of the space,
but also support the current Planning approach,
sought for the Urban Corridor and more specifically, Prospect Road.

King regards
Fred
张学愚 <adelaide2012210@gmail.com> 于2020年9月25日周五 下午3:30写道：
Hi Susan

Thanks for your comments, I will be free on Monday and will come to council let’s discuss it, hope can
get approval soon, thanks again, see you on Monday.

en

t

King regards
Fred

At

ta

ch

m

Susan Giles <susan.giles@prospect.sa.gov.au>于2020年9月25日 周五上午11:56写道：

Hi Fred,

Thank you and I’m sorry to hear about your fracture. I hope it mends quickly!

2
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Susan Giles
From:
Sent:
To:
Subject:
Attachments:

张学愚 <adelaide2012210@gmail.com>
Tuesday, 29 September 2020 3:18 PM
Susan Giles
Re: Re: 235 Prospect Road Prospect
235 Prospect road.pdf

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.
Hi Susan

Thank you for the talk yesterday. I write with respect to the comments you gave me yesterday and
provide feedback and responses to the points outlined, as indicated in the enclosed amended drawings.

en

t

1. Waste management: Cancel the private contractor collect General waste, change to the General waste
bins will be managed by residents and collected by the Council kerbside service.
2. Had confirm the render colour will be white not like creamy, It will be look very clean (legends are on A-300

m

Exterior Finish).

ch

3. Balconies of Res2&3 will be installed frosted glass railing 1700mm and south-facing window of Res3
will use frosted glass 1700H to provide some level of privacy screening. Allows natural light into the
room and diffuses the glare from the sun, whilst also adding privacy.
4. The proposed contribution offer amount for carpark will be $20,000.

At

Kind regards
Fred

ta

Thanks a lot, see you on 12th October.

Susan Giles <susan.giles@prospect.sa.gov.au> 于2020年9月28日周一 下午12:30写道：
Thanks Fred.

I am unavailable today until after 2:30pm so please come in any time after 2:30pm.
Sorry for the short notice.

1
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25th July 2020
City of Prospect
Development Services
128 Prospect Road
Prospect SA 5082
Attention: Susan Giles

Dear Susan
DESIGN REVIEW ADVICE: 235 Prospect Road, Prospect (050/224/2020)

m
en

t

This Design Review has been prepared following an observational site visit undertaken from the
street and detailed analysis of the drawings supplied. Comments made relate to design quality in
the context of the ten criteria outlined by the City of Prospect Council. It is noted that the site has a
previous planning consent for a three-storey residential flat building and that during the planning
application process I provided advice, however it is acknowledged that this is a new application and
as such the following comments relate solely to the above application.

ch

Context
Good design responds and contributes to its context. Context can be defined as the key natural and
built features of an area.

At

ta

The proposed development is situated in the Transit Living Policy Area of the Urban Corridor
Zone on the eastern side of Churchill Road with the Residential Zone immediately to the
east. Although in the immediate vicinity of the site and on the same side of Churchill Road,
there is a relatively consistent residential appeal, more broadly in the locality there is an
inconsistency in built form and materials with single storey dwellings, small businesses and,
as development and infill has occurred, some taller buildings.
Although the height of this proposal (at two storeys) is better suited to the existing character
of the area rather than the future desired character, it is acknowledged that the area does
contain buildings of varied heights and as such more easily accommodates a two-storey
scheme as proposed. Furthermore it is noted that the Development Plan supports a one
storey minimum height in this location and the architectural language and palette of
materials proposed assists in linking the scheme with the future desired character of the
area and the emerging architectural language in Prospect.
To reinforce the connection to the existing context and help strengthen the character of this
area however there is potential to better relate to the existing building fabric by for
example, increasing the extent of existing materials proposed (such as brickwork which is
common in the area) or using similar architectural elements and forms (such as a skillion,
pitched or gabled roof form).
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Scale
Good design provides an appropriate scale in terms of building height relative to width of the street
and height of surrounding buildings.
The two storey nature of the development results in a scale which is compatible with the
adjacent one and two storey buildings and although the Development Plan for this zone
does support higher forms of development, the desired character for the Transit Living
Policy area seeks residential (and mixed use) development which will take place at,
“….medium to high densities, requiring the replacement of existing detached dwellings with
apartment and terrace style dwellings and mixed use buildings, desirably two and three
storeys in height.” and it is noted that this approach is adopted.
The two-storey proposal also ensures a comfortable relationship with the Residential Zone
to the east and the dwellings fronting Camroc Avenue.
Built Form

m
en

t

Good design achieves an appropriate built form for a site and the building’s purpose, in terms of
building alignments, proportions, building type and the manipulation of building elements.

ch

The built form proposed consists of two blocks of two storey dwellings, one fronting the
street and the driveway with three dwellings, and the other at the rear of the site containing
two. The form has been modulated in section, stepping down the site with the fall of the
land and there is successful articulation of the form on the western and southern facades
with the incorporation of balconies and upper level projections. The northern and eastern
elevations are less well modulated and it is recommended these be further articulated to
ensure the buildings are designed “in the round.”

ta

The driveway has been located to the south of the front three dwellings which is supported
as it enables the private open space at ground level for dwellings two and three to have a
northern orientation.

At

It is noted however that the Development Plan specifically encourages form which is built to
the side boundaries within 18m of the front property boundary, ideally stepping away to 3m
from the side boundaries for the remaining length of the boundary (considering Council
Wide principles relating to overlooking and amenity impacts, not just the zone setback
requirements). This ensures forms front Prospect Road, providing an “edge” to the street,
with the 3m side setback allowing for windows or balconies at upper levels to be provided
whilst maintaining some degree of protection of amenity for adjacent landowners.
It is therefore advised that the applicant investigate the possibility of providing a 3m side
boundary setback (northern setback) to dwellings two and three (and this will be discussed
later under the heading “Amenity”). It is my view that the 2m setback currently proposed
for dwellings four and five whilst not deemed to be compromising amenity (either for future
occupants of the development site or existing occupants of the adjacent site), may inhibit
future development opportunities to the north and should also be reconsidered.
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Density
Good design has a density appropriate for a site and its context in terms of dwelling yields (or
number of units or residents).
The proposal sits within the Transit Living Policy Area which anticipates a minimum density
of 45 dwellings per hectare. With five dwellings proposed and site area of approximately 735
sq m, and considering the existing surrounding built form and site constraints, it is my view
that an appropriate density is achieved.
Resource, Energy and Water Efficiency
Good design makes efficient use of natural resources, energy and water throughout its full life cycle,
including construction.
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No specific information has been supplied regarding the sustainability of materials proposed,
energy use or generation, water reuse and other sustainable initiatives. That being said, two
of the dwellings in the front block are well orientated with both living areas, ground level
private open space and a bedroom provided with a northern orientation. It is noted too that
all townhouses are dual aspect which allows for cross ventilation and no internal rooms are
proposed. These initiatives are supported however it is noted that the upper level north facing
living areas of dwellings two and three have small, high windows and no shading and
furthermore dwellings one, four and five have an east – west orientation which is not
preferable from an ESD perspective.

ch

Generally though it appears that east and west window areas have been minimised – although
it is recommended that all elevations are prepared to clarify the location and sizes of windows
and any shading provided.

ta

In compiling the final materials selection I would encourage the applicant to take into account
the thermal mass of the materials selected, durability and maintenance, and consider the use
of recycled materials which saves almost all of the embodied energy in the material which
could otherwise be wasted.

At

In addition, the applicant is encouraged to consider specific sustainability initiatives to
increase the energy efficiency of the development including: grey water re-use; green roofs;
smart technology; on-site energy generation; high performance glazing (low-e or similar);
using materials with low embodied energy; and selecting energy efficient appliances and
fittings throughout the dwellings.
Landscape
Good design recognises that together landscape and buildings operate as integrated and sustainable
system, resulting in greater aesthetic quality and amenity for both occupants and the adjoining
public domain.
There is limited opportunity for communal landscaping in this proposal and although the
applicant has gone to some effort to include planting, it is suggested that further soft
landscaping is incorporated - increasing the area for landscaping around the driveway
perimeter and incorporating landscaping forward of the front fence line. The Development
Plan seeks buildings which are set back from Prospect Road, “….to provide for landscaping
and “green” facades. This planting will be exclusive of on-site services and will enhance the
built form, contribute to a pleasant pedestrian environment and provide an attractive
transition between the public and private realms.”
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It is noted that there is no parking forward of the building line, no garages presenting to the
street, no bin storage area visible from the street and the on-site services front the driveway
rather than the street, and these design outcomes are all seen as positive aspects of the
landscape design.
Amenity
Good design provides amenity through the physical, spatial and environmental quality of a
development
The ground level private open spaces are adequately sized (at 3m minimum in depth); areas
for hanging washing outside are provided and directly accessible from laundry areas;
habitable room ceiling heights are 2.7m above finished floor level; there is a private outdoor
ground level space for each home (albeit not located behind the main face of the dwelling in
the case of residence one); all dwellings have dual aspect; and generally the overall internal
organisation of the dwellings is functional, all of which aspects of the design are supported.1
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As alluded to earlier in the report, the minimal side setbacks of dwellings two and three and
resultant high level windows which do not provide outlook affect the amenity for future
occupants. Furthermore, whilst unlikely to affect the amenity for current adjacent owners,
the reduced upper level northern boundary setbacks to residences two, three, four and five
could affect the amenity for occupiers of any future potential development.

ch

To further improve amenity for future occupiers the applicant might also consider the
inclusion of additional storage areas within the dwellings.

ta

Safety and Security
Good design optimises safety and security both internal to the development and for the public
domain.

At

Passive surveillance is encouraged as part of good safety design and in this proposal
surveillance of the street is provided from both levels of residence one. The design of the
front fence provides visual permeability which enables street interaction and passive
surveillance to occur and by addressing Prospect Road in this way, there is a clearly defined
separation between public and private which, in turn, helps reinforce the impression that
greater effort is needed to commit a crime.
Glazing is proposed in the entry doors which provides natural light as well as the opportunity
for occupants to view visitors as they approach the front door and this is supported.
It is recommended that good lighting levels be provided to the driveway for increased safety
and that a change in hard surface treatment is incorporated in the driveway design to clearly
delineate between the driveway (the vehicular area) and a zone outside each dwelling (the
pedestrian area).

1

It is noted that not all elevations have been provided. It is recommended that all elevations are provided to
confirm the approach regarding providing outlook for future occupiers and protecting the privacy of adjoining
owners.
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Social dimensions
Good design responds to the social context and needs of the local community in terms of lifestyles,
affordability and access to social facilities.
There is little variation in dwelling size and product offering which does not specifically
address the Development Plan’s intent seeking a variety of dwelling sizes and types but
considering the relatively small number of dwellings proposed this is not seen as fatal to the
scheme.
It is noted that there is no bedroom at ground floor but there is sufficient living, kitchen and
wet area provision on this level which would enable the occupants to use the space as a
bedsit area should occupants find the stairs difficult to negotiate at some time.

m
en

t

It is recommended that the applicant consider designing the dwellings to address the Livable
Housing Design Guidelines and that the applicant provide information explaining how
adaptable and flexible these homes are, indicating reference to increased clearances (for
corridors, bathrooms and in staircases for mobility aids etc.) and general flexibility and
adaptability of plan.
Aesthetics
Quality aesthetics require the appropriate composition of building elements, textures, materials and
colours and reflect the use, internal design and structure of the development.

ch

Generally the palette of the materials, colours, form and articulation results in a quietly
modest but fitting design response. The modulation and manipulation of form, particularly
evident in the southern and street facing elevations (less so to the northern elevation) and
concern for the detail which is particularly evident in the forms proposed and material
application, results in a development which is well considered and successful aesthetically.

At

ta

As previously mentioned in the report, it is recommended that the use of contextual durable
materials is increased to better meet the requirements of the Development Plan which, in
this Policy Area, specifically encourage contextual materials and finishes palettes and
materials which are, “…durable and fit-for-purpose (and which) will be carefully used to
create an enduring building appearance.”
In conclusion the proposal demonstrates a well thought through solution to the provision of medium
density housing in this policy area. There are however elements of the development which would
benefit from further clarification and consideration.
As described in the report above, these include:
increasing the upper level northern (side) setback to 3m (beyond 18m from the front
boundary of the site); increasing the use of durable contextual materials (such as brick);
increasing the opportunity for outlook (northern and eastern upper level windows) whilst
ensuring overlooking is protected; increased modulation of the north and eastern elevations
(and providing detailing of any shading proposed); adopting sustainable building products
and initiatives; increasing the amount of soft landscaping; incorporating additional storage
areas; and providing good lighting levels in the central driveway and a change in the hard
landscaping treatment to delineate between the vehicular and pedestrian areas in the
driveway area.

Attachment 28

344

Having reviewed the drawings and assessed the architectural merits of the proposal against the
parameters of Council’s design review policy, I have qualified support for the design quality but
recommend that the proposal be improved through the amendments as outlined above.
Yours sincerely

Jenny Newman
BA (Hons) Dip Arch (dist) MA S(Cert)Ag
Registered Architect South Australia APBSA No. 3538
Information Reviewed: Drawings Dated 9th March 2020
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This report has been prepared for general information purposes and provides comment to the City of Prospect Council only, solely on design
aesthetics. No assessment has been made against the NCC (National Construction Code of Australia) or any other relevant code,
requirement, legislation or Australian Standard, nor have comments been made considering the aforementioned standards, codes and
requirements or any compliance related matter. No legal liability is assumed for any technical, detail or material related matter now or
arising in relation to this commentary. While every care has been taken in relation to its accuracy, no warranty, representation or
undertaking is given or implied in this commentary. Nor is any legal liability assumed whether direct or indirect, or responsibility taken, for
the accuracy or completeness of any information in the report. Recipients should obtain their own independent professional advice before
making any decisions that rely on this information.
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4th September 2020
City of Prospect
Development Services
128 Prospect Road
Prospect SA 5082
Attention: Susan Giles

Dear Susan
FURTHER DESIGN REVIEW COMMENTS: 235 Prospect Road, Prospect (050/224/2020)

t

The comments below have been prepared following issue of pre-lodgement advice dated 25th July
2020 and on receipt of revised drawings dated 10th August.

increasing the upper level northern (side) setback to 3m (beyond 18m from the front
boundary of the site)

ch

-

m
en

The previous advice concluded that the proposal represented a, “…well thought through solution to
the provision of medium density housing in this policy area” but noted that there were, however, “…
elements of the development which would benefit from further clarification and consideration.”
These elements are listed below with a response acknowledging the changes which have been
made:

-

At

ta

There has been some change to the northern façade. Generally, the changes are supported
however the upper level setback to the northern boundary remains at 2m (rather than the
suggested 3m) which means, with the provision of obscure glazing, that no outlook is
provided. Also the living areas on the first floor now do not have a northerly orientation – this
is not preferable from a design perspective. It is also recommended that the applicant
confirm that the air conditioners which are shown to be on the garage roofs are screened
from view.
increasing the use of durable contextual materials (such as brick)
The area designated as brick has been increased and provides a “base” to the proposal – this
is supported and provides good contextual reference. However it is noted that strong tonal
colour contrasts (bright whites against very dark greys etc) are not supported as they tend to
draw attention to the buildings and stand out in an urban context, not relating well to the
existing established palette of materials in the Prospect area. It would be preferable for the
applicant to confirm minimal tonal contrasts – particularly between the render and the grey
brick proposed.
-

increasing the opportunity for outlook (northern and eastern upper level windows) whilst
ensuring overlooking is protected
Whilst larger windows are provided on the eastern and northern elevations, the extent of
obscure glazing is unclear. Whilst protecting overlooking is required, providing outlook for
future occupants is also encouraged.

Attachment 30

-

346

increased modulation of the north and eastern elevations (and providing detailing of any
shading proposed);
The eastern and northern elevations have been modulated and articulated with material
change and additional modulation and provide a sense that the dwellings have been
designed “in the round.” The changes are supported.

-

adopting sustainable building products and initiatives
The applicant has provided confirmation of the use of LEDs, water-saving showers, smart
sockets and details of rainwater capture and re-use. It is suggested that the applicant
consider providing photovoltaic panels but generally the approach is supported.

-

increasing the amount of soft landscaping

-

m
en

t

The area available for soft landscaping has been increased with two deep soil planting zones
provided within the site and the screen planting at the zone interface. These changes are
supported.
incorporating additional storage areas;

Whilst 8 cubic meters of storage per dwelling has been confirmed, it is suggested the
applicant confirm these areas are exclusive of any built in wardrobes within the bedrooms.
providing good lighting levels in the central driveway and a change in the hard landscaping
treatment to delineate between the vehicular and pedestrian areas in the driveway area.

ch

-
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These changes have been incorporated into the design and are supported.

Yours sincerely

At

In summary although there remain some minor design issues which the applicant is encouraged to
address, it is my view that the changes have generally improved the development and the applicant
is to be commended for implementing these into the design.

Jenny Newman
BA (Hons) Dip Arch (dist) MA S(Cert)Ag
Registered Architect South Australia APBSA No. 3538
This report has been prepared for general information purposes and provides comment to the City of Prospect Council only, solely on design
aesthetics. No assessment has been made against the NCC (National Construction Code of Australia) or any other relevant code,
requirement, legislation or Australian Standard, nor have comments been made considering the aforementioned standards, codes and
requirements or any compliance related matter. No legal liability is assumed for any technical, detail or material related matter now or
arising in relation to this commentary. While every care has been taken in relation to its accuracy, no warranty, representation or
undertaking is given or implied in this commentary. Nor is any legal liability assumed whether direct or indirect, or responsibility taken, for
the accuracy or completeness of any information in the report. Recipients should obtain their own independent professional advice before
making any decisions that rely on this information.
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BIN STORAGE
- Private General Waste bin

KERBSIDE PRESENTATION
- Council Recycling & Organics MGBs
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Figure 1: Site plan with locations of recommended bin storage,

rwt

on-site collection point for General waste, and kerbside
presentation for recycling bins and organic bins on designated

rwt

Council kerbside collection days.

Presentation pathway

Note: Bin labels are: G - General Waste; R - Recycling;
Presentation pathway

O - Organics

res. 4

Disposal pathway

en
t

COLLECTION POINT
- Private General Waste bin

1

Description of proposed development

3

Stakeholder consultation

Access to and availability of Council kerbside services:

development involves a group of 5 townhouses – see Ground Floor plan in Figure 1

It was suggested that a compromise to this limitation, which would enable residents to access Council

overleaf. Each townhouse has two levels and 2 bedrooms. Provision on the plans

recycling services and reduce their waste collection costs, could be a ‘hybrid’ service where:

has already been made for General Waste bin storage at Ground Level, between

.

Res3 and deep soil.

2

.

Waste & recycling volumes

General waste is collected by a private contractor, using MGBs and rearlift truck;and
Recycling and organics waste are still collected by the Council kerbside service,
where number of bins presented weekly would be only 5.

Table 1 below estimates the waste and recycling volumes for Routine services to be

Collection point for rear-lift truck providing the General waste collection service:

provided at the development. These estimates are based on recommended Waste

On-street collection was proposed given the development is located on a section of Prospect road and

Resource Generation Rates (WRGRs) in the South Australian Better Practice Guide

collection would only once per week with the truck parking for less than 4 minutes.

(SABPG) – Waste Management in Residential or Mixed-Use Developments (Zero

In view of the above, the proposed services would comprise the following arrangements (per Table 1).

Waste SA, 2014). Deep soil waste will be collected and disposed of separately by

.

the contractor providing this service (and thus on-site storage of this waste material

Small rear-lift

is not needed).

.

Recyclables: 5×120L MGB, Fortnightly collection, Council kerbside service

.

Organics: 5×80L MGB, Fortnightly collection (alternating), Council kerbside service

Waste Stream

Volume (L/week)
(5 dwellings, 10 bedrooms)

Service
Provider/Type

Collection
Frequency

No.bins

Weekly

2

240L MGB

5

120L MGB

5

80L MGB

General waste

300L/week

Private contractor/
small rear-lift truck

Dry recycling

250L/week

Council kerbside

Organics

160L/week

Council kerbside

Fortnightly
(alternating)
Fortnightly
(alternating)

Bin type

(recommended)

4

General Waste: 2×240L MGB, Weekly collection, Private waste contractor, On-site collection point,
collection truck (ca. maximum 6.7m length)

At

Table 1: Estimated waste & recycling volumes for proposed development – Routine Services

Waste Management System

4.1 Routine Services

Disposal – Townhouse residents would dispose of their general waste to bins in the onsite bin storage

4.4 Operation, Management & Communication

areas.

.

General waste – would be disposed to the 2X240L MGBs in the waste area at the east side of

ta
ch

The property is located on Prospect Road in the City of Prospect (Council). The

m

Transfer pathway

Table 1 includes the recommended bin storage assuming shared bins and collection arrangements
and services as proposed above. Figure 1 on the previous page shows where the recommended bin

.

.

managing and operating the waste system at the site.
.

Res3; and
Recycling / Organics – would be disposed to 120L/80L MGBs in each dwelling.

Waste system operation and management – The Strata Corporation would be responsible for

Building User Manual – Advice and instructions on waste management and using the waste system

would be included in the Building Manual for townhouse residents, including contact information for

Collection – On designated collection dates, the Strata Corporation would organise for collection to

further information, questions and/or issues.

occur:

.

General waste – a private contractor would park their truck on-site and empty the 2X240L MGBs from

requirements for using the waste system would be written into the Community/Strata plan lodged with

the collection point.

the Lands Titles Office.

.

A small rear-lift collection truck would be used.

4.5 Other Waste System Design or Management Issues

.

There are rear-lift trucks meeting these size requirements available from existing waste contractors

Bin colours –

Community title arrangements – Obligations for residents and/or property owners to comply with

to provide this service in Metropolitan Adelaide.

.

Recycling / Organics – the residents would transfer and present 120L/80L MGBs at kerbside for

bins, and otherwise conform to the Australian Standard for Mobile Waste Containers (AS 4213).

collection by Council (standard kerbside collection service), then return these bins.

.

4.2 Hard Waste management

Signage –

The Strata Corporation should contact Council to discuss suitable arrangements for townhouse
residents to access this service. The residents would be able to use the road verge in front of the
property as a temporary area for hard waste presentation in the same way as other properties do. This
may require negotiation with Council to schedule at-call hard waste collection outside designated
kerbside collection days (which is only one day of the week) to avoid any conflicts.

.

The general waste skip bin to have a red lid in line with Council standard colours for general waste

Council would supply recycling and organics kerbside bins to the property with requisite colours

Appropriate signage should be used in bin storage areas to encourage correct disposal of

waste and recycling.
.

Council may supply signage to the Strata Corporation for this purpose.

Vermin, hygiene & odour management (inc. ventilation) .

The Strata Corporation should make provision for residents to report spill, odour or hygiene

storage would be located at the site and where on-site collection and kerbside presentation would

4.3 Management of Other Waste

occur. The system would operate as follows.

The Strata Corporation would ensure townhouse residents are made aware of Council information

.

(available on Council’s Web site) on where they can correctly dispose of other waste items, e.g.

outsourced to an external contractor as part of the above hygiene and odour management program

.

Printer cartridges

.

Batteries

(and thus not require an on-site bin wash area).

.

Lighting

.

Household hazardous waste

problems, so these can be promptly addressed by a maintenance service.
The Strata Corporation would organise regular bin cleaning, e.g. every 3-6 months, which would be
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BIN STORAGE
- Private General Waste bins

KERBSIDE PRESENTATION
- Council Recycling & Organics MGBs

rwt
R

O

R

O

R

O

KERBSIDE PRESENTATION

R

O

- Private General Waste bins

R

O

rwt

rwt

G
240
G
240

res. 5

G
240
G
240

res. 1

res. 2

res. 3
rwt

rwt
Presentation pathway
Presentation pathway
res. 4

en
t

Disposal pathway

Figure 1: Site plan with locations of recommended bin storage,
Transfer pathway

and kerbside presentation for General waste bins, recycling bins
and organic bins on designated Council kerbside collection days.

Note: Bin labels are: G - General Waste; R - Recycling;

1

Description of proposed development

3

Stakeholder consultation

Access to and availability of Council kerbside services:

development involves a group of 5 townhouses – see Ground Floor plan in Figure 1

It was suggested that enable residents to access Council recycling services and reduce their waste

overleaf. Each townhouse has two levels and 2 bedrooms. Provision on the plans

collection costs where:

has already been made for General Waste bin storage at Ground Level, between

.

Res3 and deep soil.

2

.

Waste & recycling volumes

General waste is collected by the Council kerbside service

Recycling and organics waste are still collected by the Council kerbside service,
where number of bins presented weekly would be only 7.

Table 1 below estimates the waste and recycling volumes for Routine services to be

On-street collection was proposed given the development is located on a section of Prospect road and

provided at the development. These estimates are based on recommended Waste

collection would only once per week with the truck parking for less than 4 minutes.

In view of the above, the proposed services would comprise the following arrangements (per Table 1).

(SABPG) – Waste Management in Residential or Mixed-Use Developments (Zero

.

General Waste: 2×240L MGB, Weekly collection, Council kerbside service

Waste SA, 2014). Deep soil waste will be collected and disposed of separately by

.

Recyclables: 5×120L MGB, Fortnightly collection, Council kerbside service

the contractor providing this service (and thus on-site storage of this waste material

.

Organics: 5×80L MGB, Fortnightly collection (alternating), Council kerbside service

Waste Stream
General waste

Volume (L/week)

areas.

.

.

General waste – would be disposed to the 2X240L MGBs in the waste area at the east side of

.

operating the waste system at the site.
.

Res3; and
Recycling / Organics – would be disposed to 120L/80L MGBs in each dwelling.

Waste system operation and management – Builder would be responsible for managing and

Building User Manual – Advice and instructions on waste management and using the waste system

would be included in the Building Manual for townhouse residents, including contact information for

Collection – the residents would transfer and present 2X240L MGBs at kerbside for collection by Council

further information, questions and/or issues.

(standard kerbside collection service), then return these bins.

.

Recycling / Organics – the residents would transfer and present 120L/80L MGBs at kerbside for

requirements for using the waste system would be written into the Community/Strata plan lodged with

collection by Council (standard kerbside collection service), then return these bins.

the Lands Titles Office.

4.2 Hard Waste management

4.5 Other Waste System Design or Management Issues

The residents should contact Council to discuss suitable arrangements for townhouse residents to

Bin colours –

access this service. The residents would be able to use the road verge in front of the property as a

.

temporary area for hard waste presentation in the same way as other properties do. This may require

colours

Community title arrangements – Obligations for residents and/or property owners to comply with

Council would supply general, recycling and organics kerbside bins to the property with requisite

negotiation with Council to schedule at-call hard waste collection outside designated kerbside collection
Signage –

4.3 Management of Other Waste

.

The townhouse residents should ensure make aware of Council information

waste and recycling.

Table 1 includes the recommended bin storage assuming shared bins and collection arrangements

(available on Council’s Web site) on where they can correctly dispose of other waste items, e.g.

.

Waste Management System

4.1 Routine Services

Appropriate signage should be used in bin storage areas to encourage correct disposal of

Collection
Frequency

No.bins

(5 dwellings, 10 bedrooms)

Service
Provider/Type

300L/week

Council kerbside

Weekly

2

240L MGB

and services as proposed above. Figure 1 on the previous page shows where the recommended bin

.

Printer cartridges

.

Batteries

Vermin, hygiene & odour management (inc. ventilation) -

5

120L MGB

storage would be located at the site and where kerbside presentation would occur. The system would

.

Lighting

.

Household hazardous waste

.

5

80L MGB

operate as follows.

Dry recycling

250L/week

Council kerbside

Organics

160L/week

Council kerbside

Fortnightly
(alternating)
Fortnightly
(alternating)

Bin type

4.4 Operation, Management & Communication

days (which is only one day of the week) to avoid any conflicts.

4

Table 1: Estimated waste & recycling volumes for proposed development – Routine Services

At

Resource Generation Rates (WRGRs) in the South Australian Better Practice Guide

is not needed).

Disposal – Townhouse residents would dispose of their general waste to bins in the onsite bin storage

ta
ch

The property is located on Prospect Road in the City of Prospect (Council). The

m

O - Organics

(recommended)

Council may supply signage to residents for this purpose.

The Strata Corporation should make provision for residents to report spill, odour or hygiene

problems, so these can be promptly addressed by a maintenance service.
.

The Strata Corporation would organise regular bin cleaning, e.g. every 3-6 months, which would be

outsourced to an external contractor as part of the above hygiene and odour management program
(and thus not require an on-site bin wash area).
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ITEM NO.:

7.1

TO:

Council Assessment Panel (CAP) 12 October 2020

FROM:

Scott McLuskey, Assessment Manager

SUBJECT:

Summary of State Commission Assessment Panel (SCAP) Decisions and
Proposals Greater than $3 Million called in by the Coordinator-General

The summary of matters before and decisions by SCAP together with proposals called in by
the Coordinator-General is provided to the SCAP for information purposes.
For the purpose of this report, the table below also includes matters before, considered or
determined by the Inner Metropolitan Development Assessment Commission.
1.

MATTERS BEFORE SCAP
Development
Application /
Address

Nature of development

Process update

DA 050/179/2019

Removal of 6 Regulated Trees (2
Significant & 4 Regulated) & major
pruning of 2 Regulated Trees to
support Gawler Rail Electrification
Project

The application was lodged with
SCAP on 15 April 2019.

Devonport Terrace
Railway Corridor

2.

CAP considered this application
at its meeting on 14/09/2020.
The application is currently
under assessment by SCAP.

RELEVANT DECISIONS BY SCAP
Nil

3.

MATTERS CALLED IN BY THE CO-ORDINATOR GENERAL
Nil
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ITEM NO.:

8.1

TO:

Council Assessment Panel (CAP) 12 October 2020

FROM:

Scott McLuskey, Assessment Manager

SUBJECT:

Summary of Court Appeals

The status of appeals is provided to the CAP for information purposes. Further clarification
may be sought from staff during the meeting.
APPEALS
Nil

