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EXECUTIVE SUMMARY

This is a proposal to construct a mixed use development. The development will comprise retail,
commercial and residential development. The retail will comprise a shopping centre containing a
full line supermarket, and specialty retail outlets together with appropriate on-site loading and
servicing facilities. Office/commercial space will be located above a portion of the retail. Two
levels of serviced apartments will be located above the offices/commercial space. At the far north-
west corner of the retail building and above the first level car parking spaces will be a further six
levels of residential apartments. Two stand-alone four storey residential buildings with dedicated
affordable housing product will be located at the south-west and south-east corners of the site
respectively. There is proposed to be a total of 108 apartments on site. Car parking will be
provided at basement level, at grade and at first floor level.

It is proposed that the development will be staged as follows:

. Stage 1 comprises the basement car park, both the East and West Towers, the supermarket
and specialty retail, commercial tenancy and first floor car park. Stage 1 is targeted for
completion by 2016, although the East and West Residential Towers must be completed
by June 2014. (NRAS funding requirement)

. Stage 2 comprises the serviced apartments. Stage 2 is targeted for completion by 2018.
. Stage 3 comprises the North Tower apartments. Stage 3 is targeted for completion by
2021.

Depending on market conditions stages 2 and 3 may be undertaken as one stage.
The proposed development will deliver significant economic, social and environmental benefits at a
local and regional level.

The proponent has a track record in the management and development of commercial enterprises
and will draw upon this experience to ensure the successful ongoing operation and management of
the proposed mixed use development.

The following summary provides an overview of the economic, social and environmental issues and
benefits resulting from the proposed major development.

Economic

. This development will create additional employment (including construction employment)
and investment in the locality contributing to both direct and indirect economic benefits.

. Based on research and analysis by Property Insights® for the Urban Development Institute of
Australia, the realisation of this proposal will directly contribute to in the order of 234 full
time jobs, almost $2.6 million in additional state and federal taxes, and contribute
approximately $8.25 million in wages. Indirectly it will contribute in the order of 413 full
time jobs, $5.1 million in state and federal taxes and $31 million in wages.

. As a landmark development in a prominent location it will demonstrate TOD principles and
contribute significantly to revitalisation of the locality and the Neighbourhood Centre.

Property Insights, Property development Industry Economic Impact Study — prepared for the UDIA, March 2010.
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. Retail floor space within the Plympton Neighbourhood Centre Zone does not meet all the
needs of the local catchment in terms of choice and retail range.

. Retail modelling undertaken in respect of the original proposal confirms there is an unmet
demand for shopping facilities in the area for both food and non-food items (this would have

only increased over the intervening period as shopping expenditure has increased).

. An increase in urban lifestyle facilities including cafés and restaurants will contribute
significantly to economic vitality of the area that is midway between the coast and the CBD.

. It will provide increased choice and diversity of housing within the area.

. The development provides for urban consolidation that will optimise efficient economic
service provision including transport efficiencies.

. The proposal will support the existing public transport within the locality.
Social
. The opportunity to create a focal point for the local community presently lacking in this

locality by creating interactive lifestyle.

. Provision of a significant amount of affordable housing product that is well located with
respect to transport, Glenelg and the CBD.

. Providing accommodation including serviced apartments for short term and medium term
rental.

. Enhancing car and bicycle use and reducing car parking demand and traffic generation.

. Enhancing retail and leisure opportunities with the careful selection of specialist retail

providers focussing on interactive involvement and “meeting places”.

. Improving surveillance and security to address crime prevention through environmental
design (CPTED).

. Creating a prominent development that defines the site and locality as the focal centre for
Plympton.
. The provision of an attractive sheltered mall space and environment to encourage retail

browsing and alfresco dining and the casual contacts that this promotes, thereby
strengthening the feeling of being part of a community.

. The mall design effectively creates an internal street which enhances community
connectivity and will provide an active community space given the retail/restaurant trading
hours.

Environment

. Management of potential noise effects through building design, orientation, materials and
treatments as required for plant, service areas and the like.

. Using Ecologically Sustainable Development (ESD) techniques accentuated in the design,
construction detail and materials used.
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Enhanced pedestrian and bicycle activity given the proximity to public transport and at
grade access through the development to allow easy connection to the nearby tram stop.

Incorporate best practice energy efficiency and design, water capture and reuse, zero waste
principles, passive lighting, heating and cooling features and minimise heat and glare
reflection

Provision of landscaping and green walls.

A constructed development that incorporates best practice building design.

A development that is constructed and managed using the 1SO 14001 Environmental

Management System accreditation and thereby be compatible with the general duty of care
required by the Environment Protection Act, 1993.
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1. INTRODUCTION

1.1 Background

This Amendment to the Development Report has been prepared in respect to the Plympton Mixed
Use Development proposed at the corner of Marion Road and Anzac Highway, North Plympton.

This is a proposal for a shopping centre comprising a full line supermarket, specialty retail outlets,
basement and first level car parking, offices and residential development.

On 24 May 2007 the Minister for Urban Development and Planning made a declaration in the South
Australian Government Gazette for the proposed development to be assessed as a major
Development under the provisions of Section 46 of the Development Act 1993.

As part of this process Guidelines were published by the Development Assessment Commission for
the preparation of a Development Report.

The initial Development Report was prepared by QED dated May 2009.

The initial proposal underwent public consultation from 6 July 2009 to 14 August 2009. A total of
11 submissions were received during the consultation period.

The required response report was prepared and submitted to the then Planning SA in September
2009 for consideration as part of the final step of the application process.

An unsigned submission from the former Department of Transport, Energy and Infrastructure
(Transport Services) dated 24 September 2009 has been subsequently provided to the proponent.

It is understood that this late submission (in combination with market uncertainty) had the effect
of delaying the project, such that the matter was never put forward for a decision.

The proponent remains committed to the project and sought approval from the Minister to
continue the process.

In April 2012, following further discussions with DPTI in relation to the submission from Transport
Services, DPTI advised the proponent to undertake the modelling as required by Transport
Services and to resubmit a revised response document to enable the finalisation of the assessment
process.

The proponent has undertaken the further traffic modelling required and refined the design to
address issues arising out of the submissions, in particular the submission from Transport Services
and, that also provides for a development which is more appropriate to the current economic
climate, whilst retaining the inherent character of the original proposal.

In essence, the proposal has been reconfigured to improve the functionality and operation of the
site, provide alternative forms of accommodation including affordable rental accommodation, and
improve the staging logic of the project to ensure that Council and Government objectives for
residential and mixed use development are met as well as improving marketability.

Specifically the revisions and the benefits can be summarised as follows:
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A redesigned built form that results in reduced heights, improved horizontal and vertical
articulation by separating the built form into three distinct buildings of varying height and
bulk, and providing an enhanced residential interface to Elizabeth Avenue.

Slightly reduced floor space for the retail and commercial components whilst retaining ability
to provide a full line supermarket, and thereby reducing overall car parking demand and
traffic generation.

a) Car parking can therefore be provided for the retail component at a rate higher than
the generally accepted standard taking into consideration sharing arrangements with
the hotel.

b) The reconfiguration of the site parking arrangements also enables the car parking
associated with the existing Highway Hotel to continue to operate during construction.

Reconfigured access and parking arrangements on the site to improve legibility for motorists
and pedestrians and improve the functionality of the site.

a) Separated traffic access points and parking on site. Residential and office traffic and
parking (first floor) access from Elizabeth Avenue, retail traffic and parking (basement
and at grade) and commercial (loading traffic) separate access way to west of site.

b) Simplified the design and operation of the at grade car parking area.

c) Improved the stacking area between the Marion Road entry and the basement car
park.

d) Removed the stacked parking loop adjacent the western retail facilities.
e) Negated the need to reconfigure the median arrangements on Anzac Highway.

) Improved and simplified loading arrangements for the retail providing for a range of
vehicles.

Reconfigured the residential components to provide for 108 apartments including dedicated
affordable and serviced apartments. Two freestanding groups will be 4 levels with one
group (over retail and a car park) to 6 levels, ie a total of 8 levels. The serviced apartments
are to be located over two levels above the retail and commercial components of the
development.

a) This provides a clearer split between the tenure of the apartments for car parking
purposes and is considered to be realistic from a market perspective including the

provision of affordable housing.

b) The apartment buildings oriented towards Elizabeth Avenue have been reduced in
height to four storeys to add to the residential interface on this street.

c) Provides uses to support the existing public transport networks.

d) Provides greater certainty for the early development of apartments, as they are not
dependent upon the construction of new retail components.
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Provision of affordable housing

In line with Government Policy the residential component will include affordable housing.
This may be in the form of affordable rental product.

Key changes between the original scheme and the amendment are shown on the plans in
Attachment 1.

In line with the advice from the DPTI, a fresh response report was prepared and submitted
to DPTI in January 2013.

On 24 April 2013, the Department advised the proponent that the Minister has made a
determination that the proposal needs to be re-advertised and that the Response Report

needs to be recast as an Amendment to the Development Report.

This report is the Amendment to the Development Report.

Guidelines

The Development Assessment Commission determined in 2009 that the Proposal will be subject to
a Development Report process as per Section 46D of the Development Act 1993.

Section 4 of that Guideline document outlines the key topics and issues identified for
consideration. These are provided below:

The Proposal

The need for the proposed development in terms of the demand for the proposed
supermarket, retail outlets, and apartment accommodation.

Describe the sustainable features of the proposed development to the State and local
economy.

Urban Design

Describe the sustainable features of the proposed development through the use of Transit
Oriented Development (TOD) principles including the enhancement of existing transit stops.
Outline the extent to which the proposed development addresses this landmark location,
being the intersection of two arterial roads and the midway point between the City and
Glenelg.

Detail the proposed linkages and pedestrian connectivity to the public transport systems, the
safety of those connections and the distances between the transit stops.

Outline the objective for the proposed ‘urban village’ and the enhanced community and
social interaction that would be generated.

Describe the relationship of the proposed development to adjacent buildings and its
integration with the Highway Inn and neighbouring commercial and residential development.
Indicate measures that would provide safe and convenient pedestrian connections to
surrounding areas and in particular access to the Tramway and adjacent streets.

Describe the visual impact of the proposed development on the immediate locality; taking
into account the intensity, height and scale of the proposed building and also the effects
when viewed from various vantage points, especially along Anzac Highway and Marion Road.
Provide an analysis of the pedestrian ‘desire lines’ across the site, having regard to the
accessibility of open spaces and connectivity between buildings and car parking areas;
Describe the proposed linkages to any existing development including the North Plympton
Shopping Centre and any focal points for social interaction.
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. Describe the streetscape treatment to all publicly visible building elements, having regard to
the prominent nature of the site.

. Detail the pedestrian interfaces of the proposed buildings and their relationship to the
streets and public spaces, including amenity and opportunities for pedestrian interaction.

. Provide transverse cross-sections of the proposed building to demonstrate its relationship to
the existing Highway and neighbouring residential buildings.

. Provide details of the ‘screen wall’ and any landscaping that bounds the loading area for the
proposed supermarket and the residential component on the south-western side.

. Provide shadow diagrams to indicate the degree of overshadowing of existing residential

development to the south and south west of the site at various times, including winter
solstice and summer solstice at 9am, 12pm and 3pm.

. Demonstrate the application of CPTED (Crime Prevention through Environmental Design)
principles regarding personal and public safety and security issues.
. Describe the potential impact of the proposed development on the microclimate of the

surrounding buildings and open spaces with reference to overshadowing, wind turbulence
and glare/reflection characteristics of external surfaces.

. Provide details of construction materials, surface treatments and colours for the proposed
development.

. Provide screening details for air conditioning plant containment, having regard to visibility
from surrounding areas of the upper levels and roofscape.

. Describe measures that would maintain privacy and minimise overlooking between
apartments.

Traffic, Parking and Vehicle Movements

. Detail the existing car parking facilities for the Highway and the car parking spaces for the
proposed development.

. Describe the existing surrounding traffic movements including any restrictions of traffic
movements in the locality, showing the associated points of access and egress and their
placement.

. Describe the access and egress arrangements for the proposed development and their
impact on the operation of Marion Road and Anzac Highway.

. Detail the impact on traffic movements from vehicular access to and from the site, including
safety and traffic flow considerations.

. Detail the relationship of the drive through facility and the proposed bottle shop.

. Describe the effect on the public domain of the proposed underground car park in terms of
visual impact, ease of access and pedestrian movement.

. Provide a traffic and Parking Management Plan that includes movement analysis and the

kinds of movement the proposed development will generate.

Sustainability

. Describe the ecologically sustainable objectives of the proposed development and the
approach and methodology to be used to achieve these objectives, particularly the green
building code of Australia.

. Describe how a four star rating will be achieved for the proposed shopping centre
component.

. Describe how a five star rating will be achieved for the proposed residential component.

. Provide details on elevations and plans for the energy efficient design elements (on both the
residential and commercial components) where alternative renewable energy options are
utilised.
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. Describe how the proposed development would encourage a modal shift from car usage to
‘greener’ methods of transport, including reduction of car parking requirements and the
implementation of the Transit Orientated Development Principles.

. Detail the facilities provided for cyclists within the proposed development.

. Provide details of the measures to be used to reduce the impact of road traffic noise and
emission pollution on the residential component due to its close proximity to a major
transport corridor.

. Provide details of all landscaping (including surface treatments, street furniture and
lighting), including the contribution of the landscaping to the urban forest programme and
Water Sensitive urban Design (WSUD).

. Describe how a green roof system could be used for rooftop/garden design, including the
integration of stormwater management.

Economic Issues

. Detail the economic effects of the proposal in terms of local or broader employment
generation from construction and on-going commercial activities proposed in the
development.

. Describe the economic contribution that additional commercial activities would make to the
immediate Neighbourhood Centre and broader locality.
. Describe the proposed mix of uses and the likely impact these would have on existing

commercial activities and site capacity.

Infrastructure and Environment

. Detail the location of any existing public utility services (water, sewerage, electricity, gas
and communications) and describe how the proposed development will affect those services.
. Demonstrate the compatibility between the proposed residential use and the existing and

proposed commercial development on the site especially in terms of potential noise
disturbance.

. Identify any potential sources of asbestos of any proposed demolition and describe the
appropriate form of its removal and disposal.

. Detail measures for capture and reuse of stormwater and roof run-off, for irrigation
purposes and for internal use of flushing toilets.

. Indicate the location of the rainwater tanks that would be used.

. Identify the procedures for the removal of waste for business and residents.

. Identity the opportunities for recycling of waste for business and residents.

. Provide a detailed stormwater management plan and indicate on-site detention and quality

improvement measures (permeable paving, swales, silt traps, sumps etc.)

Construction Effects

. Describe the transport and storage of any construction materials with a view to minimising
effects on the local environment.

. Provide details of the hours of construction activities.

. Describe strategies for ensuring public safety during construction.

. Provide a site construction plan and outline strategies to minimise effects on the local
environment, especially traffic and noise.

. Detail how the environmental impacts of the demolition of the existing buildings and

construction of the proposed development will be minimised and mitigated with reference to
noise, dust, groundwater, stormwater runoff and reuse, waste disposal and water reuse.
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Operational Effects

. Provide details of the proposed house of operation of the retail and commercial activities.

. Provide and environmental management plan to deal with operational activities.

Hazards

. Describe the compatibility of the proposed development with height restrictions associated
with Adelaide Airport.

. Provide a site history report to ascertain whether the site has any contamination issues,
having regard to the proposed residential component.

Planning and Environmental Legislation and Policies

. Describe the proposal’s consistency with the relevant Development Plan and the Planning
Strategy.

. Describe the proposal’s consistency with the Environment Protection Act, 1993 and the duty
of care under this legislation.

. Identity any changes that may be required to the zoning of the site.

A copy of the guidelines is included at Attachment 2.

1.3 Key issues raised as part of the consultation process

Given that public consultation has already occurred in relation to the original proposal, these
submissions are also being addressed as part of this Amendment to the Development Report.

A total of 12 submissions have been received in response to the proposed Mixed Use Development
Proposal. These comprise four from members of the community, one from Adelaide Airport
Limited, five from Government Agencies, including SA Health, MFS, SA Water, EPA, and Transport
Services and one each from the Cities of West Torrens and Marion. A summary of the submissions
and the identified action/response is included at Attachment 3.

Three of the four submissions from the community specifically note that the development generally
will be a positive addition to the area, subject to consideration of specific matters.

The key issues arising out of the public consultation (both government and non —government) can
be summarised as follows:

. Traffic impacts and in particular access and egress, the impacts on Anzac Highway, Marion
Road and Elizabeth Avenue;

. Access for pedestrians and cyclists;

. Water and waste water management;

. General planning considerations, ie current zoning, urban development, aesthetics/amenity
and whether or not the proposal can be considered to be a Transit Oriented Development
(TOD);

. Noise and air quality;

. Building code issues;

. Construction management; and

. Staging
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Pertinent planning framework updates post 2009

1.4.1 “30 Year Plan for Greater Adelaide”

In 2010 the South Australian Government released a new metropolitan planning strategy
the “30 Year Plan for Greater Adelaide”.

The Plan has been prepared by the Government to provide a framework for the future
development of Adelaide.

The main aim of the Plan is to outline how the South Australian Government proposes to
balance population and economic growth with the need to preserve the environment and
protect the heritage, history and character of Greater Adelaide. The Plan seeks to create
inclusive, vibrant and livable communities, while protecting the regional hinterlands and
primary production lands and, sustaining natural resources.

The context and vision for the Plan is outlined in detail in Chapters B and C. While it is
not intended to reiterate the content of these chapters in any detail, it is worth providing
a snapshot of those comments of most relevance to this mixed use development
proposal.

The Plan’s context provides discussion on a number of main themes including population
characteristics, form of new development and employment.

In relation to expected changes to the size and composition of the population within the
Greater Adelaide Region the plan sets out the following:

. a total forecast population for Greater Adelaide of 1.85 million people by 2036

. Greater Adelaide’s population is older than the Australian average and our share of
people aged over 65 is growing faster than the national average:

- those aged over 65 will increase from 194,000 in 2006 to 407,000 in 2036, a
110 per cent increase

- the proportion of aged people (over 65 years) in the population will increase
from 18 per cent in 2006 to 22 per cent in 2036

- the number of South Australians aged 85 years or more is projected to
increase by 222 per cent by 2036, with those living in non-private
accommodation projected to increase by more than 220 per cent from about
10,000 in 2006 to in excess of 31,000 in 2036;

. the three dominant household types in Greater Adelaide (couples with children,
couples without children and lone-person households) will comprise about 84 per
cent of total occupied private dwellings and of these:

- lone-person households were the fastest-growing household type in the past
decade and are projected to account for 33 per cent of all household types in
Greater Adelaide by 2036;

- lone-person households reflect the ageing of the population and changes in
family relationships;

. changes in population dynamics has resulted in the need for more dwellings to
accommodate the same number of people - in the 1950s to 1970s, when
households were made up of large families, 300 extra homes were needed for
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every 1000 extra people; today, 420 homes are required for every 1000 people;
and by 2036, 435 homes will be required for every 1000 people.

To meet the demands of a larger population and household needs, the Plan outlines a
vision for a ‘new urban form’ including:
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. Concentrating new housing in existing areas

. Locating new housing and new jobs in transport corridors:

- The Plan contains a detailed strategy to locate the bulk of new housing in
established areas around the existing public transport networks and transit
corridors to create a transit-connected city;

. Placing an emphasis on good design and creating unique precincts

. Creating vibrant mixed-use precincts

- A greater co-location of a greater mixture of building uses (e.g. street facing
shops and services located under residential apartments, providing walkable
neighbourhoods and easy access to services)

. Achieving a diversity of dwelling types
. Water and energy efficiency
. Greenways and a network of open spaces

The “30 Year Plan for Greater Adelaide” is underpinned by 14 principles.

A compact and carbon efficient city

Housing diversity and choice

Accessibility

World class design and vibrancy

Social inclusion and fairness

Heritage and character protection and enhancement
Healthy, safe and connected communities
Affordable living

Climate change and resilience

©CoNOOABNE

Although the Planning Strategy is not an assessment tool it nevertheless sets out the
broad directions and outcomes being sought by the Government and should inform
planning policy amendments, such as the City of West Torrens (Housing Diversity)
Development Plan Amendment that is discussed in more detail below. It also provides
relevant direction for a Section 46 application.

1.4.2 City of West Torrens (Housing Diversity) Development Plan Amendment.

The City of West Torrens (Housing Diversity) Development Plan Amendment was released
in December 2012 for public consultation with comments being sought until 22 February
2013.

Whilst the Development Plan is not as directly applicable to an assessment pursuant to
Section 46 of the Development Act 1993 as to other assessment processes and, a DPA
has no formal policy status unless released pursuant to Section 28 of the Development
Act 1993, which does not apply to this DPA, it is nevertheless interesting to note the
Council’s policy intent for this site moving forward in that it generally seeks to encourage
the very form of development that is proposed by this project.
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This Development Plan Amendment has been prepared as part of a coordinated approach
by the Adelaide inner rim metropolitan Councils that seeks to update zoning within the
Development Plans, particularly around activity and transport nodes and corridors and
seeks to increase densities and activity in line with the “30 Year Plan for Greater
Adelaide”.

The policy changes to the West Torrens Development Plan proposed in this DPA are
summarised in the investigations as:

. Intensifying residential development in select locations;

. Protecting areas of historic conservation and residential character significance;

. Providing employment and services to support the needs of a growing population;
. Introducing the Urban Corridor Zone to encourage corridor development:

- the Urban Corridor Zone module is proposed to be applied to .......
Anzac Highway (Boulevard and Transit Living policy areas) and .......

Specifically this DPA identifies the majority of this site as proposed for Urban Corridor
Zone, Policy Area 34 (Boulevard). This Zone seeks to encourage a range of compatible
non-residential land uses and medium and high density residential land uses oriented
towards a high frequency public transport corridor. Mixed use buildings are
foreshadowed where there may be residential development above lower level commercial
and/or retail type development.

Within this policy area, building designs will be flexible and adaptable to accommodate
changes in land use and respond to changing economic conditions over time.

The Zone foreshadows services, employment and shopping in close proximity to
residential development and the community which they service, promoting a strong
pedestrian focus.

The Boulevard Policy Area specifically encourages a mix of land uses that will
complement the role of Anzac Highway as a strategic transport route linking central
Adelaide with Glenelg.

Residential development in the Urban Corridor Zone is expected to take forms other than
traditional detached dwellings, and will create a medium to high density urban
environment incorporating residential flat buildings.

The (small) balance of this site, (the most south-westerly corner) is proposed to be zoned
Residential Policy Area 18 (medium density). This Residential Zone contemplates
predominantly residential development (including affordable housing) with increased
densities in close proximity to centres, public transport routes and public open spaces.

It also contemplates some smaller scale complementary non-residential development
such as offices, shops, consulting rooms and education establishments. The policy area
encourages medium density residential development with multistorey residential flat
buildings.

Within the Residential Zone, new buildings should provide a highly varied streetscape and

strong presence to streets with attention being paid to heat loads, height, bulk,
overshadowing and landscaping.
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The proposed development is considered to be consistent with the intent of the Urban
Corridor Zone.

Purpose of Amendment to the Development Report

The purpose of a Development Report is to provide a description of the proposal, a
statement of the expected environmental, social and economic effects, and comment on
the consistency with the relevant Development Plan provisions and Planning Strategy
and, related management measures. It is intended to provide the community and
assessment agencies with a clear understanding of the proposal to enable an effective
assessment process.

Pursuant to Section 46D of the Development Act, 1993, the key element of the legislative
process as relevant to this proposal are as follows:

DEVELOPMENT ACT 1993 - SECT 46D
46D—DR process—Specific provisions
(1) This section applies if a DR must be prepared for a proposed development.

(2) The Minister will, after consultation with the proponent—

(a) require the proponent to prepare the DR; or

(b) determine that the Minister will arrange for the preparation of the
DR.

(3) The DR must be prepared in accordance with guidelines determined by the
Development Assessment Commission under this Subdivision.

(4) The DR must include a statement of—

(a) the expected environmental, social and economic effects of the development;

(b) the extent to which the expected effects of the development are consistent with the provisions
of—

(i) any relevant Development Plan; and

(ii) the Planning Strategy; and

(iii) any matters prescribed by the regulations;

(c) if the development involves, or is for the purposes of, a prescribed activity of environmental
significance as defined by the Environment Protection Act 1993, the extent to which the expected
effects of the development are consistent with—

(i) the objects of the Environment Protection Act 1993; and

(i) the general environmental duty under that Act; and

(iii) relevant environment protection policies under that Act;

(d) the proponent's commitments to meet conditions (if any) that should be observed in order to
avoid, mitigate or satisfactorily manage and control any potentially adverse effects of the
development on the environment;

(e) other particulars in relation to the development required—

(i) by the regulations; or

(ii) by the Minister.

(5) After the DR has been prepared, the Minister—

@ —

(ii) must refer the DR to the relevant council (or councils), and to any prescribed authority or body;
and

(iii) may refer the DR to such other authorities or bodies as the Minister thinks fit, for comment and
report within the time prescribed by the regulations; and

(b) must ensure that copies of the DR are available for public inspection and purchase (during
normal office hours) for at least 15 business days at a place or places determined by the Minister
and, by public advertisement, give notice of the availability of copies of the DR and invite interested
persons to make submissions to the Minister on the DR within the time determined by the Minister
for the purposes of this paragraph.
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(6) The Minister must, after the expiration of the time period that applies under subsection (5)(b),
give to the proponent copies of all submissions made within time under that subsection.

(7) The proponent may then prepare a written response to—

(a) matters raised by a Minister, the Environment Protection Authority, any council or any prescribed
or specified authority or body, for consideration by the proponent; and

(b) all submissions referred to the proponent under subsection (6), and provide a copy of that
response to the Minister within the time prescribed by the regulations.

(8) The Minister must then prepare a report (an "Assessment Report ) on the matter taking into
account—

(a) any submissions made under subsection (5); and

(b) the proponent's response (if any) under subsection (7); and

(c) comments provided by the Environment Protection Authority, a council or other authority or
body; and

(d) other comments or matter as the Minister thinks fit.

(9) Copies of the DR, any response under subsection (7) and the Assessment Report must be kept
available for inspection and purchase at a place determined by the Minister for a period determined
by the Minister.

(10) If a proposed development to which a DR relates will, if the development proceeds, be situated
wholly or partly within the area of a council, the Minister must give a copy of the DR, any response
under subsection (7) and the Assessment Report to the council.

The purposed of this Amendment to the Development Report is therefore to outline the
changes made to the proposal in light of the comments received, updates to the State’s
planning framework and current market conditions.

This report forms the Amendment to the Development Report document pursuant to
Section 46D of the Development Act 1993.

The Proponent

The proponent is the ‘Palmer Group’. This group holds a number of high quality
commercial investments throughout metropolitan and regional South Australia.

Need for the Proposal

The need for the proposal remains largely unchanged from 2009, although there is
additional need and focus on the provision of affordable housing.

Adelaide is a city with a growing population. To balance the pressure on green field land
for fringe development and, to maximise the benefits of existing infrastructure and
services and in particular public transport, Adelaide needs to take advantage of
underdeveloped sites within the existing urban area.

Increasing densities provide for more efficient use of land and provides a critical mass to
support an increased range of services. Proximity of residents to retail and employment
opportunities also reduces the need for private car ownership and provides for an
enhanced social fabric as there are more casual encounters between people when moving
on foot or by public transport.

The proposed development will provide for a range of housing products including
dedicated affordable housing.

The proposed major development is based on achieving the following objectives:
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. To maximise the Transit Oriented Development (TOD) opportunities for this
strategic site given the proximity to “Go Zone” bus routes and the tram.

. To create an urban lifestyle development with mixed uses comprising — retail,
commercial and accommodation that can co-exist with the leisure and recreation
facilities on the site.

. To provide retail facilities that respond to local demand, together with an enhanced
restaurant/café experience for the local and wider community.

. To create significant built form, density and development amenity that reinforces
the prominence of the site and its exposure to the key corridors of Anzac Highway
and Marion Road.

. To stimulate further urban renewal along Anzac Highway and Marion Road and
provide a model for corridor development elsewhere.

The proposed development supports sustainability through the use of Transit Oriented
Development (TOD) and Ecological Sustainable Development (ESD) principles. The
benefits derived from this approach include reduced energy consumption, potential for
reduced vehicle usage and increased public transport patronage. The new tram rolling
stock and upgraded stations and extended line has triggered increased patronage and
interest in transport corridors and activities particularly within 500 metres of stations.
The subject site is within 200m of the tram stop.

The new supermarket, specialty shopping and commercial opportunities will assist in
revitalising the Plympton Neighbourhood Centre. At the same time the provision of
additional facilities improves local access and dampens the need for the local community
to travel further for their shopping needs.

Household expenditure on retail goods has generally continued to grow providing demand
for shopping facilities, and in particular leisure shopping. The retail offers in the
immediate vicinity are largely small floor plates by current standards resulting in a lack of
full line supermarkets.

A retail study by Alistair Tutte submitted as part of the original proposal supported the
need for additional retail in this location.

The Planning Strategy provides targets for population and employment within each
region of Greater Adelaide. This site is located within the Western Region where the
targets are 83,000 People (42,560 dwellings) and 40,500 jobs.

This proposal will support that achievement of these targets by providing retail floor
space to support approximately 188 jobs. In addition, the serviced apartments will
support further service industry employment taking the jobs generated on site to over
200.

A total of 108 residential units are proposed for the site comprising 40 dedicated
affordable housing units, 26 serviced apartments and 42 open market apartments.
These apartments have the potential to provide for a resident on-site population of
between approximately 200 and 250 people.
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2. KEY ELEMENTS OF REVISED PROPOSAL

2.1 Overview

The site is located in the south west quadrant of the intersection of Marion Road and Anzac
Highway and, is just under 2ha in total area. See Figure 2.1.1.

Figure 2.1.1 South-west quadrant site — Anzac Highway and Marion Road

I
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It is bound by Elizabeth Avenue to the south, Anzac Highway to the north, Marion Road to
the east and residential properties to the west.

The Highway Hotel is located at the northern extremity of the site fronting to both Anzac
Highway and Marion Road and will be retained in its current form and will remain operative
with access to car parking for the duration of construction.

The proposal is for a mixed use development comprising, retail, offices/commercial space,
apartments and car parking, (basement, at grade and first level). Refer to Attachment 4.

The retail on the site will comprise a full line supermarket of approximately 3086m2 and
notionally seventeen specialty shops with a combined floor area of 1990m=2. A mezzanine of
approximately 296m2 will be constructed over the southernmost portion of the supermarket
to provide for administration and storage. The supermarket will be accessed via an internal
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mall that can be entered via the internal street (promenade), or from the Marion Road
frontage. Retail will front Marion Road, and the internal street.

The speciality retail fronting the internal street will comprise a mix of typical shops and may
include uses such as a chemist, bakery, hairdresser, clothes shops, bank, post office, florist,
newsagent, cafes, restaurants, butcher, fishmonger and grocer etc. Set on a slightly
elevated podium above the ‘at grade’ car park, the resultant decking will provide a safe
environment for outdoor dining and an area where plants and the like can be installed to
soften the local environment and enhance the aesthetic for diners.

Above the supermarket there will be one level of commercial space and car parking. The
focus of the commercial tenants is to be health and allied services and professionals. In
accord with the current health policy, this will provide a preventive health precinct. This car
parking will predominantly serve the office tenancies at this level as well as the serviced
apartments that will sit above the commercial space.

To this end, two levels of serviced apartments are proposed above the commercial space.
These are proposed as short term accommodation.

On the corner of Elizabeth Avenue and Marion Road, fronting onto Elizabeth Avenue will be a
four level residential apartment building with undercroft car parking beneath. Each of the
16 apartments will have two bedrooms and a balcony of approximately 12m?. Apartments
will be 68m? to 69m?. Pedestrian access will be via a lobby off Elizabeth Avenue access also
from the car park.

A similar arrangement is proposed for the south western corner of the site also fronting
Elizabeth Avenue. This will be developed with a four level residential apartment building
with undercroft car parking beneath. Each of the 24 apartments will have two bedrooms
and a balcony of 13m?-14m?. The apartments will range in size between 61m? and 73m?2.
Pedestrian access will be via a lobby off Elizabeth Avenue and accessible from the car park.

In the north west corner of the site it is proposed to construct six levels of residential
development above the retail at ground level. Levels two to four inclusive will comprise
eight two bedroom apartments on each level. Typically these apartments will range in size
between approximately 80m2 and 85m2 plus a balcony between of 8m2 to 9m2. Levels five
to seven will each comprise six, three bedroom apartments including both a family bathroom
and en-suite. Typically these range in size between 104m=2 and 112m2 plus balconies
ranging between 9m2 and 10m2. At first floor level ‘undercroft’ parking will be provided for
residents. Pedestrian access will be via the common lobby on level one.

The apartments will total 108 in number. Of these, 40 (those in the East and West towers)
will be dedicated affordable product and, a further 26 will be serviced one and two bedroom
apartments for short term accommodation. The balance will be apartments for the general
residential market.

Access to the basement car park will be via a ramp parallel to Marion Road accessed from
the existing site access point. The upper level car park will be accessed via Elizabeth
Avenue. A travelator will be provided to enable direct access to the mall from the basement
car park.

The East Tower will be accessed from the joint entry with the basement car park, whilst

access to the West Tower will be via a dedicated access from Elizabeth Avenue, west of the
intersection with Alice Street.
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Loading will be via the existing western most entry point along Anzac Highway and will be
one way through to Elizabeth Avenue. The design will necessitate trucks to turn east into
Elizabeth Avenue to exit the area via Marion Road. The supermarket will have a dedicated
loading dock just south of the centre of the loading dock access way. The specialty retail
will be loaded from just north of centre of the loading dock access way. A small service lane
will run behind the specialty shops to the north of the supermarket and the supermarket
itself to ensure much of the hand loading of retail premises is concealed.

Public amenities will be accessed via the internal mall and will remain open to service
tenancies that operate beyond traditional shopping hours such as cafes/restaurants.
A full suite of plans and elevations is included at Attachment 5.

2.2 Urban Design

The urban design approach has sought to respond to the site’s location benefits and
facilitate access and connectivity, create a visually prominent development and a vibrant
pedestrian place that has a degree of separation from the hotel and which is enhanced by
the podium level of the retail facilities.

Anzac Highway, Marion Road and Elizabeth Avenue bound the proposed development.
Properties adjacent to the western boundary comprise residential apartments, a dwelling
and a fast food retail outlet.

The proposed commercial and retail components will provide a low level podium, which will
be screened by the hotel when approached from the east along Anzac Highway and north
along Marion Road. The existing streetscape of retail, residential and street landscaping will
screen approaches from the south and west along Marion Road and Anzac Highway
respectively.

The residential tower located in the northern part of the site will be visually striking when
approaching from Anzac Highway in either direction.

Combined with the existing Highway Hotel, the residential tower on Anzac Highway will
provide a focal point at the intersection of these two major arterial roads.

The ground floor shopping layout provides easy and effective connection with the adjacent
footpath network and transit stops. The street level car park further supports safe and
convenient pedestrian linkages through the site and particularly for north-south movements.

The internal “street” (shopping mall) provides a link between the north, east and south
transport corridors. It is considered that this will be a lifestyle centre with cafes and
restaurants complementing the Highway Hotel.

The design will ensure that all frontages have a street appeal. This will be enhanced by
walkways being 500mm (podium) above the, ‘at grade’ car park, visually setting the
activities above the car parking.

Although technically private land, the development is expected to function as a vibrant
public place with the internal plazas providing for passive recreation for both residents of the

site and nearby locals.

The palette of proposed materials for the building will include precast concrete panels, stone
facings, metal panels (composite) and glass. These primary materials will soften with the
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use of timber slatted screens to accommodation units, and landscaping to the “at grade”
pedestrian and parking areas.

Perimeter landscaping, landscaping within the car parking area, and selected green walls will
assist in softening the ground level areas.

2.3 Built Form

The built form has been carefully considered such that the proposal has a strong identity but
also sits appropriately with surrounding development and in concert with the exiting
Highway architecture.

The accommodation tower located on Anzac Highway will be visually prominent when viewed
from Anzac Highway in either direction. These buildings together with the Highway Hotel will
provide a focal point for this important intersection of two major roads. The accommodation
tower located on the corner of Marion Road and Elizabeth Avenue also provides a lower scale
element to the Marion Road view. These two accommodation buildings with the western
accommodation tower define the corners of the whole development.

The proposed development will also be visually prominent when approaching from the north
and south along Marion Road. The height and scale of the towers will be an increase over
the existing built form to the south and west. The reduced scale to Elizabeth Avenue is
complementary to the existing residential. The proposed scale provides an appropriate
transition to the existing development to the north and east with more intensive activity and
height.

2.4 Traffic, Access and Parking

The following access and parking arrangements are proposed.

A ground level and basement car parking is proposed comprising 145 spaces “at grade” and
170 spaces in the basement car park. These two car parks will be accessed as follows:

. Left in only, from Anzac Highway adjacent Bus Stop 11;
. Ingress/egress from Anzac Highway adjacent the proposed retail area; and
. Ingress/egress from Marion Road adjacent the Highway Hotel.

An upper deck car park is proposed above the retail components with ingress/egress from
Elizabeth Avenue.

The West (residential) Tower has a car park with 23 spaces including a disabled parking
space and is accessed from Elizabeth Avenue.

The East (residential) Tower has a car park with 14 spaces including a disabled space and is
accessed also from Elizabeth Avenue. To minimise cross overs the access way is shared (in
part) with the access to upper deck.

Access to the site for deliveries and servicing is via a one way access from Anzac Highway to
Elizabeth Avenue with two discrete loading docks, one for the specialty retail and one for the

supermarket.

The northern most dock servicing the specialty retail is supported by a waiting bay area
internal to the site.
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A total of 448 car parking spaces are to be provided on the site. This comprises 170 car
parking spaces in the basement car park (inclusive of four designated spaces for disabled
persons parking), 145 car parking spaces “at grade” (inclusive of six designated spaces for
disabled persons parking), and 133 spaces on the first level deck (inclusive of six
designated spaces for disabled persons parking).

Extensive provision is made for bicycle parking on site. The proposal includes 13 bike racks
with 12 spaces per rack, ie a total of 156 bicycle parking spaces.

2.5 Pedestrian access

Pedestrian access surrounding the subject site will be via existing footpath alignments on
Anzac Highway, Marion Road and Elizabeth Avenue including the signalised pedestrian
crossings at the Anzac Highway / Marion Road intersection.

Access to the retail stores and supermarket at grade is via a pedestrian promenade.
Access to the apartments will be via designated lobbies.

Pedestrian movements in the ground floor car park will be facilitated by appropriate signage
and crossing points linking to the Highway Hotel entrance and the pedestrian promenade,
and at the Marion Road access point.

Pedestrian access from the basement level is provided via, stairs, a lift and travelator while
access from level 1 is via lifts and stairs in the north-west corner, at apartment entry area
and at the mezzanine level.

Way finding guides such as signs will show the preferred access between the proposed
development and the tram stations which align with transit oriented development and
corridor development principles.

The relevant requirements of the Disability Discrimination Act (1992), such as the provision
of tactile surface indicators will be included as part of the development.

2.6 Affordable housing

Given the location within comfortable walking distance of a range of public transport options,
is it proposed to take advantage of this by providing additional affordable housing product
on the site.

Both the West and East Towers are proposed to provide affordable housing that meets the
Government Policy definition. NRAS licences are currently being sought to provide this
affordable housing in the form of rental affordable housing. In order to meet the terms of
NRAS these apartments will need to be completed by December 2014.

The 16 and 24 apartments in the East Tower and West Tower respectively are proposed to
meet the terms of the Government’s affordable housing policy.

Within the East Tower it is planned to provide 16 apartments, four each on four levels.
Apartments will be approximately 68m2 to 69m2 and have a private balcony of around
12m2. Each apartment will comprise two bedrooms, one bathroom, living, dining and
kitchen and each will have its own laundry facilities. All apartments will be accessed via a
lobby at ground level that will provide access from both Elizabeth Avenue and the undercroft
car park.
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The car park will be a dedicated car park for the residents with access from Elizabeth
Avenue via a common driveway with the ramp to the first floor car park. Fourteen car
parking spaces including one dedicated disable space will be available to residents.

The West Tower will provide 24 affordable apartments, six each on four levels. Apartments
will range in size from 612 to 73m2 and each will have a private balcony of typically 13m=2 to
14m2, although some will be almost 24m2. Each apartment will comprise two bedrooms, a
bathroom, kitchen, lounge and dining area with laundry facilities.

The West Tower is also provided with 23 car parking spaces including one dedicated disabled

parking space. This tower is also provided with 5 individual storage rooms that are
accessible from the car park.

2.7 Serviced apartments

The proposal provides for two levels of serviced apartments above the commercial floor
space. The 26 serviced apartments comprise both one bedroom (12) and two bedroom (14)
options.

The serviced apartments range in size between 50m2 and 70m?2 and have access to a
private balcony space of 12 m2 or greater.

The apartments are accessed via a lobby area from the first floor car park.

2.8 Operation

The hours of operation of the retail and commercial components are expected to be similar
to other comparable centres with much of the activity concluding by 9pm. Cafes and
restaurants may trade later subject to licence conditions.

Servicing and waste management will comply with EPA noise requirements.
2.9 Staging

It is proposed to develop the project in three stages. See Figure 2.1.2 in section 2.1.

Stage 1 comprises the basement car park, both the East and West Towers, the supermarket
and specialty retail, commercial tenancy and first floor car park. Stage 1 is targeted for
completion by 2016, although the East and West Residential Towers must be completed by
December 2014.

Stage 2 comprises the serviced apartments. Stage 2 is targeted for completion by 2018.

Stage 3 comprises the North Tower apartments. Stage 3 is targeted for completion by
2021.

Stages 2 and 3 may be undertaken as one stage.
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3. STATEMENT OF EXPECTED ENVIRONEMNTAL,
SOCIAL AND ECONOMIC EFFECTS OF THE
PROPOSED DEVELOPMENT.

3.1 Transit Orientated Corridor Development Principles

A number of the submissions queried whether the proposed development could be classified
as a Transit Oriented Development (TOD).

The “30 Year Plan for Greater Adelaide” places a focus on concentrating development around
access to public transport. To this end it identifies two key forms of development that have
a symbiotic relationship with public transport, TODs and Transit Corridors.

A transit oriented development (as per the Glossary in the “30 Year Plan for Greater
Adelaide”) is higher density, mixed use development centred on a major public transport
access point. The transit corridors are corridors within 800m of a fixed line mass transit,
and/or are characterised by main road access with mass transit such as frequent buses or
trains. Similar to the TOD concept, for corridor development the “30 Year Plan for Greater
Adelaide” supports the development of mixed uses at higher densities along these corridors.
This provides for a positive symbiotic relationship with the transport.

The subject site is very well serviced with public transport. Some 19 different bus routes
operate on the roads surrounding the site. These run at frequent intervals and both Marion
Road and Anzac Highway are dedicated “Go Zones” with bus services every 15 minutes. The
majority provide a connection between the south western suburbs and the CBD via Marion
Road and Anzac Highway. However these services also provide connections to other key
nodes (including transport nodes) such as the Arndale shopping centre, the Marion shopping
centre, Flinders University, Paradise Interchange, Tea Tree Plaza and the Golden Grove
village interchange.

The site is also within 200m of the Tram (fixed line mass transit) that connects the
Entertainment Centre and Port Road with the CBD and Glenelg.

The proposal has been specifically designed to facilitate pedestrian access through the
development at ground level to provide a convenient link with the nearby tram stop.

This proposal takes advantage of this strong public transport by incorporating a variety of
forms of residential development, combined with retail and commercial development that

provides employment opportunities as well as services.

3.1.1 Residential components

In line with the corridor development philosophy this proposal includes a significant
residential component, comprising 82 apartments for private ownership or rental and, 26
short term serviced apartments.

Providing short term accommodation in combination with permanent accommodation
recognises the fact that the public transport servicing the site makes this a good hub for
short term accommodation, particularly for those people undertaking work placements
within the CBD and Flinders University.
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In keeping with the intent of corridor developments the residential development of the site
achieves a net density of 54 dwellings per hectare, noting that discounting the site area to
take account of the other mixed uses would push this density higher. Not only is this
density higher than the standard suburban densities within Adelaide but the building forms
also provide for variety in the form of apartments, some of which are located above other
land uses on the site.

The residential development on-site provides a workforce to take advantage of jobs on the
site as well as the public transport that provides good connections to other key employment

areas such as major regional activity centres, Flinders University and the CBD.

3.1.2 Affordable housing

Importantly, with NRAS support, this proposal will exceed the Government’s targets for
affordable housing providing a total of in excess of 29% affordable product.

This affordable product is proposed in the first instance to be provided as affordable rental
accommodation rather than the more traditional affordable product for purchase and

thereby meeting the demands of this specific rental sector.

3.1.3 Commercial development/employment

The proposal incorporates a variety of commercial development opportunities, including
space for retail, cafes, offices, and a range of general commercial activities eg GPs, medical
and allied health, personal service establishments and services such as postal facilities. In
addition the Highway Hotel is located to the north-east of the site which is a
recreation/leisure type land use.

These land uses provide for employment opportunities on the site.

Conservatively, based on floor space and land use types this development is expected to
generate in excess of 200 additional FTE jobs. This would be in addition to the existing jobs
provided by the Highway Hotel. Furthermore, there will be temporary jobs created on the
site as a result of the construction activities.

The proposal therefore is considered to fit well within the terms of a TOD/corridor based
development in that it provides for a mix of land uses including higher density residential
development that will provide a range of services and employment opportunities to cater for
the local population and support the high levels of public transport that currently service this
site and locality.

3.2 Urban Design

The urban design approach has been refined since the submission of the original proposal.
The amended proposal has sought to respond to the site’s locational benefits and
surrounding development. The design also seems to facilitate high levels of pedestrian
access and connectivity, whilst creating a visually prominent development and vibrant
pedestrian place that has an architectural interest provided through the built form,
articulation, materials and finishes.
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3.2.1 Built Form (height, bulk and scale)

A number of comments were made in respect to the built form of the proposal.

Some submissions to the original proposal expressed support for the height of 8 storeys,
others suggested that the bulk was not reasonable particularly from Elizabeth Avenue, and
in terms of overshadowing some concern was expressed that it was higher than 3 storeys.

The built form has been revised to introduce greater vertical articulation across the site and
restrict the higher residential development to Anzac Highway.

The built form now comprises two stand-alone residential towers of 19m in height, which
provide an increased residential presence and scale to Elizabeth Avenue. The central portion
of Elizabeth Avenue facade is then lower to the immediate street front (approximately 9m)
with the serviced apartments and offices rising a further three levels but set well back (over
45m). Likewise the north tower at seven additional levels will rise behind to the north.
Again this tower is over 45m from Elizabeth Avenue.

The profile of the development when viewed from any direction will appear as a collection of
buildings on the site of a variety of heights from 5.5m, through 9.1m and 19m to 33.4m.
The greatest massing will be generally central and to the north-west, with the towers
marking each corner.

With the focus currently placed on infill development at increased densities it is inevitable
that building forms, heights and densities will be different to that of the surrounding built

forms, and the first example of this is likely to form the starkest contrast.

This proposal has clearly sought to meet the building forms appropriate to a TOD/Corridor
Development site whilst seeking to form an appropriate transition to existing development.

The design has regard to issues of overshadowing and is not considered to unduly
overshadow existing developments. This is discussed more in section 3.5.8 overshadowing.

Overlooking will be managed through appropriate screening.

3.2.2 Streetscape and Amenity

The building design seeks to provide interest at ground level.

Earlier comments in respect to streetscape and amenity can be summarised as:

. issues pertaining to the treatment frontages, particular southern and western
aesthetics of the streetscape and use of materials;
. the bulk and scale of the proposal, combined with minimal setback on Elizabeth

Avenue will have a negative impact on streetscape, particularly in relation to wall
heights and noise devices utilised for service areas; and
. no streetscape proposals for Elizabeth Avenue as required by the DAC guidelines.

The streetscape to Elizabeth Avenue is to be further developed in the design development
stage. It is intended that the southern and western fagades will have a variety of materials
and textures to provide a residential quality to the fagade. Articulation of the southern
facade will reduce the perceived height of the walls.

The design and positions of the residential Towers will add a residential vernacular to the
northern side of the street.
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Following construction the Elizabeth Avenue will require reconstruction of the footpath.
Landscaping and streetscape to Elizabeth Avenue will be addressed in consultation with
Council.

Elizabeth Avenue will be landscaped and existing street trees will be retained wherever
possible and new trees will meet council guidelines for species but Platanus and Pyrus are

preferred.

To add interest and detail at the pedestrian level articulation and green walls have been
introduced along with architectural plantings associated with the Highway Hotel.

A view of Elizabeth Avenue is included as Attachment 6.

3.2.3 Open Space

There is no separate requirement for public open space or recreation land uses associated
with TOD style developments however, provision of publicly accessible and user friendly
spaces is nevertheless highly desirable.

The proposal includes a public promenade area with cafes that will function as community
space. Over time, this is likely to become a culturally important space. The Mall will also

provide a hub for community interaction.

For the residents of the site a major linear park with cycling and walking paths is located
approximately one block to the north-west across Anzac Highway.

3.2.4 CPTED

The proposal has been designed with the principles of Crime Prevention through
Environmental Design in mind.

Throughout the design phase, attention has been paid to maximising the openness of the
site, providing good legibility and access ways with good sightliness and no concealment or
entrapment points.

The promenade area has been designed to ensure good pedestrian access and safety
through shared car and pedestrian spaces, high levels of activity (outdoor dining
opportunities area foreseen), passive surveillance and good levels of illumination.

The residential development on the site also increases the levels of passive surveillance.
3.2.5 Landscaping

Landscaping will be further developed and documented as part of the detailed design.

Notwithstanding, the proposal includes green walls, landscaping to the car park and
pedestrian areas.

The landscaping will include both hard and soft (vegetative) treatments. Shade trees
(Platanus and Pyrus) and planter boxes will be included in the at grade car park. Attention

will be paid to the pedestrian promenade.

All species will be selected for micro-climatic properties, locality suitability, safety, and
CPTED suitability.
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Plants will have an architectural element eg an Agave, Cycad, Viburnum, Yucca, etc to
complement the Landscape theme of the Highway Hotel and assist to provide a linked site.

Refer to schedule shown on the drawings.

3.3 Traffic, Access and Parking

The Transport submission included both high level and detailed comments. At the higher
level, it requested more detailed modelling be undertaken in relation to the proposal, and in
particular required AIMSUN modelling to be undertaken. It also sought increased support
for public transport use. It then raised a number of specific matters for consideration such
as elements of the car park design, and in particular queried the need for the stacking loop,
and manoeuvring of service vehicles on site.

Some of the other submissions raised issues regarding traffic and car parking, particularly in
respect to Elizabeth Avenue.

The revised proposal includes a redesigned car park. Specifically now the access points
remain unchanged from present, the aisles leading from the entry from Marion Road to the
basement car park have been increased in length to accommodation likely queuing, the
stacked parking loop has been removed, service vehicles have a dedicated one way access
and egress that directs vehicles to the east, and the residential traffic to the site has been
largely separated from other visitors to the site.

Aurecon was engaged to review and provide advice on all traffic, access and car parking
matters and undertook the additional AIMSUN modelling required by DPTI.

A full copy of the Aurecon Report is included at Attachment 7.

3.3.1 Traffic modelling and analysis

In accord with the requirements of DPTI, Aurecon undertook an assessment of the traffic
likely to be generated by the proposal and the impacts that this may have on the
surrounding road network.

The location of access points to the site from the surrounding arterial network are
unchanged from the present.

Access to the ground floor and basement car park is via the following:

. Ingress / egress on Anzac Highway, adjacent the proposed retail area (left in / left out
only).

. Left in Ingress only on Anzac Highway adjacent the existing bus stop 11.

. Ingress / egress on Marion Road, adjacent the Highway Hotel (left in / left out only).

Access for the level 1 car park, east and west residential towers is via:

. Ingress / egress on Elizabeth Avenue is provided for the east residential tower car
park and level 1 car park

. A separate ingress / egress on Elizabeth Avenue for the west tower residential car
park.
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Traffic Generation

Traffic generation rates in the assessment have been based on the ‘Guide to Traffic
Generating Development’ (Roads and Traffic Authority (RTA), New South Wales, 2002)
which provides an assessment of traffic generation for residential, commercial and retail
developments.

Based on these rates Aurecon has calculated the trips shown in Table 3.3.1.

Table 3.3.1 Trip Numbers
Development Number of Daily peak Peak hour
Type dwellings rate per rate per Trips
or area unit unit
Servicedl Bed 12 Dwellings 4.0 48 0.5 6
Serviced 2 Bed 14 Dwellings 4.0 56 0.5 7
2 Bed 64 Dwellings 5.00 320 0.5 32
3 Bed 18 Dwellings 5.00 90 0.5 9
Supermarket 3085 m=2 147.50 3640 13.1 am pm
81 323
Retail 1925 m2 55.50 855 4.0 am pm
15 62
Commercial 891 m=2 10.00 89 2.00 18
Total am 168
Total pm 457

The retail and supermarket uses have had a 20% reduction applied to acknowledge the
reduced morning demand, and the close proximity to public transport and shared trips.

The development is considered likely to generate a total of 5098 trips per day with
approximately 168 and 457 of these being for the morning and afternoon peaks
respectively.

Traffic Distribution

These trips were then notionally distributed having regard to the likely number of
movements by land use type in both the morning and afternoon peaks and factoring in likely

trip origins and destinations.

This work identified morning and afternoon traffic distributions as is shown in Tables 3.3.2
and 3.3.3 respectively.
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Table 3.3.2 Morning Traffic Distribution
Traffic Volumes IN Traffic Volumes OUT
Road Section Direction of Traffic Volume Direction of Traffic Volume
Travel Travel
Marion Road north
Southbound 17 Northbound 19
Marion Road south
Northbound 13 Southbound 14
Anzac Highway Eastbound
east Westbound 5 5
Anzac Highway Westbound
west Eastbound 9 10
Cross Road east Westbound 21 Eastbound 23
Cross Road west Eastbound 21 Westbound 23
Local Road -
Network - 17 19
Total - 86 - 94
Table 3.3.3 Afternoon Traffic Distribution

Traffic Volumes IN Traffic Volumes OUT

Road Section Direction of Traffic Volume Direction of Traffic Volume
Travel Travel

Marion Road north

Southbound 26 Northbound 25
Marion Road south

Northbound 40 Southbound 40

Anzac Highway Eastbound
east Westbound 32 49
Anzac Highway Westbound
west Eastbound 67 16
Cross Road east Westbound 18 Eastbound 36
Cross Road west Eastbound 16 Westbound 18
Local Road -
Network - 50 46
Total - 249 - 230

AIMSUN Modelling

These figures were then modelled using AIMSUN. The base model was calibrated to
replicate observed 2011 traffic conditions. The calibration report was approved by DPTI.
Modelling was then undertaken as a base case at 2016, the development option at 2016 to

understand the impacts of the proposed development, and a draft intervention at 2016.

In summary the findings of the modelling indicate the following.
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Model Operation Comparison

A visual comparison of the 2016 base and option models indicates that the traffic operation
is similar for all the models and is primarily determined by the operation of the Marion Road
/ Anzac Highway intersection and to a lesser degree Marion Road / Cross Road intersection

and the tram crossing.

In the morning peak period there is little difference in the operation of the two models.
Traffic from the development enters the arterial road network satisfactorily and the impact
on adjacent roads appears to be minimal. The queue lengths along Anzac Highway and
Marion Road are relatively long but do not impact on the operation of the network. For both
options the queues on Marion Road in the southbound direction extend back to Mooringe
Avenue and block the right turn movement from Mooringe Avenue.

For the afternoon peak the operation of the 2016 base model appears much more congested
particularly along Anzac Highway and Marion Road as compared to the morning peak. The
queues along Marion Road on the northern approach also extend to Mooringe Avenue and
impact on the right turn movement. The option model shows increases in queues and
congestion in both directions on Marion Road and in the westbound direction along Anzac
Highway and Cross Road. The operation of the junctions that provide access to the
proposed development is considered satisfactory. There are queues build-ups on the
approaches to Marion Road and Anzac Highway but they dissipate quickly once gaps in
traffic occur.

Travel Time Comparisons

The travel times in both directions on the arterial roads (Marion Road, Anzac Highway and
Cross Road) were compared for the base and option models.

In the morning peak hour there is little difference (maximum of 10 seconds) between the
two models. For the afternoon peak the difference in travel time increases to more than

10% on the following road sections:

. The westbound direction on Anzac Highway.
. The eastbound direction on Cross Road.

The travel times for Cross Road (westbound) and Marion Road (northbound) increase by
9%.

Level of Service Comparisons

The level of service comparison considered the delay and operation of each of the
movements at the four key intersections and provided a comparison between the base and
option models.

For the morning peak there is no significant difference between the two models.

In the afternoon peak there is an increase in the delay for:

. the right turn from Anzac Highway into Cross Road.
. the right turns from Anzac Highway into Marion Road.
. movements on the eastern Cross Road approach to Marion Road.
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There are no discernible differences in the delays in through movements in relation to
Marion Road and Anzac Highway.

The modelling indicates only minimal delays to vehicles at the two access points from the
development to the arterial road network. Further there are minimal delays to vehicles
using Elizabeth Avenue and that there are sufficient gaps in Marion Road traffic flows for
vehicles to access Elizabeth Avenue without impacting on through movement along Marion
Road.

Sensitivity testing of the Base model operation indicates that an increase of only 5% in
demand would provide similar performance to the Option model. This indicates that the Base
model is operating close to capacity and only minor fluctuations in demand may result in
increases in congestion and delay. However, this increase in congestion and delay may
encourage positive changes in travel behaviour such as greater use of public transport and
other sustainable modes.

Intervention Treatments

From a review of the model operation the following treatments have been identified to
mitigate the impacts of the proposed development:

. Provision of a separate right turn phase in the PM peak at the Marion Road / Anzac
Highway intersection for the eastern approach. This improves operation along Anzac
Highway in the westbound direction. Note this will also improve safety as currently
this movement operates on a filter phase.

. Extend the right turn lane from Anzac Highway west to Marion Road South by
approximately 20m. The model showed that vehicles queued in this lane extended
beyond the current length.

. Increase the phase times for the right turn movement from Anzac Highway into Cross
Road.

Providing these intervention treatments is likely to be a disincentive to people to use public
transport and is therefore contrary to TOD/Corridor aims of Government.

3.3.2 Operation of Elizabeth Avenue

Some respondents indicated that Elizabeth Avenue is a busy street impacted by the church
and school traffic. It has also been suggested that it is used as a short cut to avoid the
Cross Road, Anzac Highway lights. Queries have been raised in relation to the impact of the
proposed development on Elizabeth Avenue.

The school and church is located approximately 400 metres west of the proposed
development. The location was previously observed during school pick-up times. Some
congestion was observed (typical for school sites) which was short-term for a period of
approximately 20 minutes. Elizabeth Avenue is 9.5m wide in front of the school which is
sufficient to allow parking on both sides of the road, as well as a vehicle passing.

Aurecon’s traffic assessment work indicates that for the morning peak a total of 36 vehicles
may use the local road network and in the evening peak, this could be 96 vehicles.
Importantly, the evening peak 4.15pm to 6pm is largely outside the afternoon peak for the
school.

There will be some minor additional traffic using Elizabeth Avenue to access the proposed
(largely domestic) development. Elizabeth Avenue has the capacity to carry this traffic.
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The loading dock’s access way has been designed to require all vehicles exiting the site to do
so in an eastward direction to Marion road. As these vehicles will exit in a forward direction
it is unlikely that there would be any need for warning devices to be used.

The use of Elizabeth Avenue as a “short cut” route is beyond the scope and impact of this
proposal.

3.3.3 Car parking

Aurecon was engaged to provide advice in relation to car parking.
3.3.3.1 Configuration

The proposed development is to provide 448 car parks. The east and west
residential tower car parks are located at grade and spaces are proposed to be
reserved for residential use. Portions of the level 1 car park are also reserved for
residential use (allocated to the north residential tower and the serviced
apartments). All other car parking bays are provided for shared use, including
employee parking.

The required dimensions of car parking bays and aisle widths are defined in AS/NZ
2890.1:2004 by car park user class. Refer to Table 3.3.4 below for minimum
dimension of 90° degree car parking.

Table 3.3.4 Minimum Car Park Bay Dimensions by User Class — 90° Degree Car Parking

User Class Car Park Bay Width Car Park Bay Car Park Aisle
Length Width

1A - Residential, domestic 4 5.4 5.8
and employee parking

2 Hotels 2.4 5.4 5.8

3A - Short term, high 2.6 5.4 6.6
turnover parking at
shopping centres

4 Parking for persons with a | Widths specified in AS/NZ 2890.6:2009
disability

The proposal has the following characteristics:

. 90° angle parking is proposed for all car parking bays.

. All dedicated car parking bays are 2.6m x 5.4m which complies with the
required Class 3A minimum width and length.

. Aisle widths are 6.6m in the basement, ground floor and level 1 car park
which complies with the class 3A standard. A one-way aisle is provided in the
north-west quadrant of the ground floor car park of 5.8m. This complies with
the minimum one-way width.

. All car park bays in the basement car park and level 1 car park meet the
required design envelope to be kept clear of columns, walls and obstructions
as stipulated in AS/NZ 2890.1:2004.

. AS/NZ 2890.1:2004 stipulates that blind aisles shall extend to a minimum of
1m beyond the last parking space, and the last parking space widened by at
least 300mm into the 1m area if it is bounded by a wall or fence. The north-
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west, north, west and east blind aisles in the level 1 car park are bounded by
the car park wall. The approximate blind aisle clearances are provided as
follows:

North-west — 4.2m
North - 1.2m
West -1.9m

East - 5.4m

Therefore, sufficient room exists to ensure the adjacent end parking bays are
provided at a width of 3.0m. This leaves a 3.9m, 0.9m, 1.6m and 5.4m
clearance to the car park walls respectively which are sufficient.

The east and west residential tower car parking bays will be allocated
for private residents only. No requirement therefore exist for a
separate turnaround bay at the end of the west and east tower car
park aisles. The level 1 car park will also be predominantly allocated
for private residential and service apartment land uses via controlled
access to these spaces. No requirement therefore exits for separate
turnaround bays at the end of the north-west, north and west end
aisles.

The entry / exit ramp gradients within the basement and level 1 car
park comply with the standards specified in AS/NZ 2890.1:2004.

Wheel stops are provided within the basement car park, ground floor
car park and the level 1 car parking limiting the travel of a vehicle into
the parking space. As front-in parking would be likely in the 90°
parking bays, wheel stops should be provided at the specified distance
as per Table 2.1 in AS/NZ 2890.1:2004 (minimum distance from wheel
stop to kerb / wall of 820mm for a 100mm high wheel stop).

The left in only access point from Anzac Highway is suitable for
emergency vehicle access.

The proposed car parks suitably accommodate the turning paths of the
design B99 vehicle and B85 car as required in AS/NZ 2890.1:2004.

It has been identified that there is limited site distance for vehicles
exiting the east tower car park due to the level 1 car park curved
ramp. This has been addressed by the provision of a convex mirror.

Line marking will be provided in the western quadrant of the ground
floor car park and adjacent the entrance from the ground floor car
park into the basement car park to delineate turning paths of vehicles.

Appropriate signage and line marking will be provided for vehicles and
pedestrians, as indicated in AS/NZ 2890.1:2004.

The configuration of the ground level car park was an issue raised by
DPTI (DTEI) and in particular it was concerned about the stacking
distances between the entry off Marion Road and the entry to the
basement car park.

The access way has been reconfigured and as such this is no longer an issue.
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3.3.3.2 Numbers

Car parking numbers, at 448 off street parks, have been assessed by Aurecon and
found to be suitable.

Car parking is proposed at basement, ground floor and level 1 as is show in Table
3.3.5.

Table 3.3.5 Car park numbers by land use

Basement 1 Land Use ‘ Car Parks
Retail / Commercial 166
Retail / Commercial car parking for disabled 4
persons
Total 170

Ground Floor Land Use ‘ Car Parks
East Residential 13
East car parking for disabled persons 1
Retail / Commercial 104
Retail / Commercial car parking for disabled 4
persons
West Residential 22
West car parking for disabled persons 1
Total 145

Level 1 Land Use ‘ Car Parks

North Residential 64
North car parking for disabled persons 2
Retail / Commercial 27
Serviced Apartments 36
Serviced Apartments car parking for disabled 4
persons
Total 133

Aurecon undertook an assessment of each of the components of the development
to ascertain the car parking requirements for each component using the rates
shown in Table 3.4.6.
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Table 3.3.6 Car parking rates

Land