Item 4

Strategy, Planning & Partnerships Committee on 22/06/2016

North Adelaide Large Institutions and Colleges Development Plan Amendment -
Response to submissions [ ]

Strategic Outcome:

Program & Value Proposition:

Program Contact No:

Approved:

RECOMMENDATION

That:
1.

Page

The Strategy, Planning & Partnerships Committee recommends to Council in confidence
that Council:

1.1 Receives the additional submissions on the North Adelaide Large Institutions and
Colleges Development Plan Amendment (DPA), as contained in Attachment C of
Item 4 on the Agenda of the Special meeting of the Strategy, Planning and
Partnerships Committee held on 22 June 2016.

1.2 Endorses the following attachments to be finalised in accordance with Council’s
adopted policy position in respect to options for progressing the DPA as outlined in
Attachment J of Item 4 on the Agenda of the Special meeting of the Strategy,
Planning & Partnerships Committee held on 22 June 2016:

1.2.1 Attachment D: Summary of Submissions (Public/Agency & Verbal
Submissions) and draft response to each submission
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1.3

1.4

1.5

1.2.2 Attachment E: Additional Investigations paper and responses
1.2.3 Attachment F: Development Plan Amendment Policy and Concept Plans.

Endorses that stakeholders who participated in the statutory consultation will be
informed of Council’s response to their submissions in accordance with the
Communications and Consultation Plan as contained in Attachment G to Item 4 on
the Agenda for the Special meeting of the Strategy, Planning and Partnerships
Committee held on 22 June 2016.

Delegates to the CEO authority to finalise the DPA and supporting information in
accordance with Council resolution to Item 4 on the Agenda for the Special meeting
of the Strategy, Planning and Partnerships Committee held on 22 June 2016 and to
make amendments in order to meet technical standards of the Department of
Planning, Transport and Infrastructure and legal requirements.

Notes the Administration will identify opportunities to work with land owners of the
institutions and college sites to progressively manage travel behaviour in order to
improve transport and access to those sites.

In accordance with Section 91(7) & (9) of the Local Government Act 1999 and on the
grounds that Item 4 [North Adelaide Large Institutions and Colleges Development Plan
Amendment] listed on the Agenda for the meeting of Strategy, Planning & Partnerships
Committee held on 22/6/2016 was received, discussed and considered in confidence
pursuant to Section 90(3) (m) of the Local Government Act 1999, this meeting of the of
Strategy, Planning & Partnerships Committee, do order that:

2.1

2.2
2.3

2

the resolution, the report, the discussion and any other associated information
submitted to this meeting and the Minutes of this meeting in relation to the matter
remain confidential and not available for public inspection until either upon the
contemplated new DPA coming into operation on an interim basis pursuant to s28(1)
of the Development Act 1993 or the Minister for Planning refusing to agree to a
Statement of Intent on terms satisfactory to the Council or otherwise upon the
expiration of 3 years in the event that neither of the earlier two described
circumstances have occurred within that time;

the confidentiality of the matter be reviewed in December 2017;

the Chief Executive Officer be delegated the authority to review and revoke all or
part of the order herein and directed to present a report containing the Item for
which the confidentiality order has been revoked.
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GROUNDS AND BASIS FOR CONSIDERATION IN CONFIDENCE

Grounds

Section 90(3) (m) of the Local Government Act 1999 [amendment to Development Plan prior to
release for public consultation]

(m) information relating to a proposed amendment to a Development Plan under the
Development Act 1993 before a Plan Amendment Report relating to the amendment is
released for public consultation under that Act;

Basis

The Item contains information in the Staff Report relating to a proposed amendment to a
Development Plan under the Development Act 1993 where that Development Plan Amendment &
proposal relating to the amendment has not been released for public consultation under that Act.

The disclosure of information in this report would be contrary to the public interest to receive,
consider or discuss this matter in a meeting open to the public prior to any formal public
consultation processes under the Development Act 1993.

BACKGROUND

1. In May 2013, the Minister for Planning wrote to Council saying ‘It has ...been brought to my
attention that the current non-complying provisions in the North Adelaide Historic
(Conservation) Zone are significant constraints on large institutional and college sites that
could benefit from regeneration. | encourage Council to consider removing these non-
complying policies and rely on a merit based planning framework that enables a
development outcome that responds to its local context. | would support Council
progressing a separate DPA on this matter.’

2. In June 2013, Council resolved to’....advise the Minister that it is open to considering a
separate and future Development Plan Amendment for North Adelaide’s residential student
colleges and institutions.” In June 2014, Council resolved to commence this DPA through
adopting a Statement of Intent (SOI). The Minister approved the SOl in July 2014.

3. The Minister wrote back to Council in July 2015 approving the DPA for public consultation,
noting however that he had concerns about ‘prescriptive elements’ in the DPA relating to
non-complying triggers, concept plans and associated principles of development control,
and policies limiting expansion of Helping Hand, St Dominic’s Priory and Calvary Hospital.
The Minister also requested that the DPA be submitted for approval to him by
November 2015.

4, Council responded to the Minister by letter dated 5 August 2015 advising that the DPA,
subject to the number and complexity of issues raised during public consultation would
likely be presented to him in the early part of 2016.
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Given the substantial comments received through consultation, the Lord Mayor wrote to
the Minister seeking an extension of time until 30 June 2016 (Attachment A). On

31 May 2016, the Minister (Attachment B) responded with an approval for the extension of
time until 30 June 2016 and reiterated the need for Council to consider the DPA as a high
priority and ensure outstanding matters identified in DPTI’s submission are adequately
addressed.

A Council Statement of Intent (SOI) was approved by the Minister to prepare a DPA relating
to 11 large sites in North Adelaide that were identified due to their contribution to the
health and education sectors. The Council identified in the SOI that the investigations into
the DPA would be undertaken in the context of the following four guiding principles:

6.1 fostering economic synergies
6.2 maintaining residential amenity
6.3 North Adelaide’s acknowledged heritage value

6.4 integration with transport planning, based on Smart Move: Movement and Transport
Strategy 2012-2022.

Council’s policy approach in the DPA was prepared through a number of workshops and
Committee meetings. Council’s approach can be summarised as facilitating increased
intensification and planning certainty of the 11 sites with the need for greater sensitivity to
neighbouring residential character and heritage values. Council’s policy base was to:

7.1 amend or add site specific policy based on the adopted Council positions for each of
the 11 sites. This includes additional written policy and concept plan for each site.

7.2 retain building height as a non-complying trigger.

7.3 remove the quantitative plot ratio control (an existing non-complying trigger) for the
11 sites, with bulk and density to be managed through a range of qualitative
provisions and a concept plan.

7.4 inclusion of a new Policy Area 13 to cover the Lutheran Church of Australia
landholdings and surrounding land.

7.5 not alter the boundaries of the North Adelaide Historic (Conservation) Zone.
7.6 existing policy within this Zone to continue to apply, unless specifically exempted.

7.7 existing Council wide provisions that cover matters such as design of residential
buildings, environmental considerations, heritage and conservation, built-form,
townscape, transport and access would continue to apply.

On 22 September 2015 Council resolved:

That in the best interests of an informed public consultation, the Council Administration
amend the online North Adelaide Large Institutions and Colleges Development Plan
Amendment Consultation documents to include all site masterplans publicly available and
requests those Colleges and Institutions holding other masterplans to make them available.

To action this decision, Administration wrote to the 11 land owners requesting that any
masterplans be made available to assist in the DPA processes. No masterplans were
received following this request.
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10.

11.

12.

13.

14.

15.

16.

The DPA was placed on public consultation from 27 August to 9 November 2015. On
18 November 2015, a Public Hearing was held at a Special Meeting of the Adelaide City
Council.

Statutory consultation on the DPA closed following the Public Hearing. A total of 89 public
submissions and 4 agency submissions were received. 21 Verbal Submissions were heard at
the Public Hearing. 3 additional submissions have been received and have been considered
with other submissions and these are contained in Attachment C. A suitable
recommendation has been drafted to receive these submissions.

At this stage of the DPA process, Council is required to consider and respond to the
submissions received during the process of statutory consultation. Council has the following
options available in proceeding with the DPA:

12.1 Forward the DPA with no amendments to the Minister for Planning for final
approval;

12.2  Forward the DPA with policy amendments to the Minister for Planning for final
approval;

12.3 Decline to proceed with the DPA; or
12.4 Defer the DPA to enable further consideration.

On the basis of the investigations and consultation to date, it is recommended that Council
forward the DPA with policy amendments to the Minister. This report is prepared to assist
Council to consider this option, and the options available in terms of the content of a DPA to
submit to the Minister for approval.

The Minister for Planning makes the final decision on the DPA, subject to a subsequent
review by the Environment, Resources and Development Committee of Parliament.

In accordance with the requirements of the Department of Transport, Planning and
Infrastructure, Council administration will prepare the Summary of Consultation and Policy
Amendment (SCPA) Report to the Minister for Planning.

The SCPA report is provided to assist Council to consider the submissions following
consultation on the DPA and to inform a decision on the draft DPA to be submitted to the
Minister for Planning. The SCPA will be finalised based on the final decision of Council.

SUPPORTING INFORMATION

17.

Page

Attached to this report are the following documents in support of the DPA recommended to
be submitted to the Minister for approval:

17.1 Attachment C: Additional Public Submissions received after the close of public
consultation.

17.2 Attachment D: Summary of Submissions (Public/Agency & Verbal Submissions) and
draft response to each submission.

17.3 Attachment E: Additional Matters and Investigations paper which summarises
common issues and the proposed overall responses and is structured in relation to
the high level principles guiding the DPA and each specific site.
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17.4

17.5

Attachment F: Development Plan Amendment Policy and Concept Plans; the formal
amendment document that the Minister would consider.

Attachment G: Updated Communication and Consultation Plan, setting out how
people and stakeholders who participated in the statutory consultation will be
informed of Council’s response to their submission.

Executive Summary

18. The following provides an executive summary of the policy outcomes in the DPA to be
submitted to the Minister for Planning following consideration of submission made during
the consultation process. A summary sheet for height and land uses is provided
(Attachments Hand I)

Executive Summary

18.1

The DPA allows the continuation of the health and education sectors within North
Adelaide while ensuring new development is complementary to the dynamic and
culturally rich heritage.

18.2

The DPA continues to allow the colleges and institutions sites to operate in the same
way within their existing land holdings. This will enable the colleges and institutions
to continue meet the contemporary demands of the sectors and provide services to
the community, including the provision of aged care, student accommodation,
education and hospital services.

18.3

The Archer West Policy Area has been introduced so the heritage listed buildings are
retained while allowing the redevelopment of incompatible buildings. Over time,
built form will be allowed up to six storeys on large consolidated sites and sited away
from street frontages and existing low scale residential properties. This will provide
for an increase in population with a limited amount of non-residential uses.

18.4

The DPA retains all existing heritage listed buildings and provides additional policy to
ensure new development is located and designed to protect the fabric and setting of
these historically important buildings.

18.5

The DPA seeks to protect the high level of amenity enjoyed by existing residents by
providing a range of policies to ensure any new development on these sites:

e Provides new buildings designed to fit in with existing historic streetscapes

e Maintains low scale buildings on streets and near residential boundaries i.e.

taller built-form is setback from streets and boundaries

e Site buildings to limit overshadowing

e Site buildings off residential boundaries

e Design high activity areas to minimise noise and disturbance

e Maintain visual privacy through balcony and window design

e Provide a high level of landscaped open space

18.6

On the 12 April 2016, Council endorsed a proposal to carry out Local Area Traffic and
Parking (On-street) Management Plans for North Adelaide over the next 12 months.

In terms of the DPA, any proposed development will need to manage its future
transport impact through the provision of off-street parking, bicycle parking and
pedestrian treatments. New car parking will be sought to be located at basement
level so that the landscaped settings of the colleges and institutions are maintained.
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In addition, Council will continue to work with the State Government for better public
transport services in North Adelaide and work with the land owners to influence
travel behaviour to reduce the reliance on private vehicle travel and reduce the need
to use streets for car parking.

18.7 | The DPA retains the requirement for public notification of development proposals to
adjoining sites (other than minor applications).
18.8 | Strong planning controls (i.e. “non-complying”) will remain in place for land uses that

are not considered appropriate in a residential context and for buildings that exceed
the stated maximum number of building levels (i.e. will require a special application

process, public notification and adjoining neighbour appeal rights).

Public Consultation feedback

19.

Submissions have been received from a broad cross-section of stakeholders with comments
wide ranging from the desire for no change, to allowing for some change, to providing for a
large degree of change and expansion of the institutional sites and colleges. Broad themes

are summarised below:

o ETE Conditional Support of DPA DPA does not go
support far enough
Institutions and | No overshadowing | Economic DPA too
colleges are or overlooking. viability for prescriptive —
located in Protect views of colleges and remove all non-
unsuitable areas | city and hills. institutional uses | complying
—should triggers and
relocate long allow
term institutions to
expand onto
contiguous sites
Keep status quo | Require Long established | Create a new
Types of underground car | uses zone for the 11
Comments parking as part of sites
redevelopments
Problems of car- | Proposed building
parking, traffic heights too high
and noise from
colleges and
institutions
Residential area | Protect heritage
with high values of zone
character and
heritage values
Page | 7 Confidential Item 4




20.

21.

Administration’s approach to the consideration of the submissions and draft response has
been undertaken in terms of Council’s policy approach (set out in paragraph 7 of this
report), the four guiding principles (set out in paragraph 6 of this report).

A series of policy recommendations are made below that are considered to give greater
certainty in regards to future development opportunities and provide due protection of
broader heritage and character values of the Zone and adjacent residential properties

Policy Recommendations: Archer West Policy Area 13

22.

23.

24,

Page

The DPA proposed a new policy area, Archer West Policy Area 13 which sought low to
medium rise and mixed use development. The new Policy Area was proposed to due to the
existing mixed-use land-use pattern and the notably uncharacteristic and underutilised built
form pattern. In addition, the Lutheran Church of Australia’s land holdings represents a
significant opportunity to reconsider the future of the area.

Feedback received from consultation varied, however particular comments were received to
seeking to minimise adverse impacts to residential neighbours and ensuring new
development reinforced the historic character of the area.

A series of the policy recommendations have been made and these are summarised as
follows:

DPA proposals for consultation Post Consultation — Recommended
Changes

Area daffected

Amend policy area boundaries of Policy Area 3, | No change.
4 and 5 to create “Archer West Policy Area 13”.

Land Use

All existing and envisaged land uses across the Amend to increase residential focus by

policy areas 3, 4 and 5 (to ensure they are all changing some non-residential land uses
consistently merit within the policy area) to be to non-complying i.e. add hotel and
made merit in PA13 including: hospital to non-complying.
e Residential (including student Amend to add Museum to merit land uses
accommodation, nursing homes, (as this was a merit land use in the

serviced apartments, multiple dwelling, | existing Tynte Street Policy Area 4)
motel and retirement village).

e Non- residential (consulting rooms,
offices, banks, places of worship, library
and education establishment)

Design

Concept plan Refinements to provide more clarity of
policy intent to reduce impacts to
residential amenity and historic
character.
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Retain low scale streets 1-3 storeys.

Refinements to ensure the low scale
streets are reinforced, particularly for
Walter Street.

Allow taller built form up to 6 storeys at the
centre of sites.

Amend to reduce the areas for taller built
form ensuring they are sited away from
streetscapes and low-scale residential.

Encourage the progressive development of
incompatible built-form and under-utilised sites
and with new well-designed low to medium
scaled development

No change

Ensure building design is compatible with the
historic built form and residential dwellings in
the locality.

Refinements to strengthen policies to
ensure that new built form is not out of
place and contributes positively to the
historic neighborhood.

Strengthen the need for development
applications to recognise the local context
and minimise the impact on adjoining
residential properties (e.g. neighbour
impacts, local historic streetscape
character, protect important views and
vistas).

Strengthen policy around the design of
new taller buildings including emphasis
on providing spacing between individual
buildings to avoid long unbroken building
forms, size of building footprints to take
cues from the historic building pattern
and appearance to relate to the historic
character of the zone

Procedural - Non-complying triggers

Retain non-complying triggers for land uses that
are not considered appropriate in a residential
context and for buildings that exceed the stated
maximum number of building levels.

No change to approach. Refinement to
land uses (see above “Land Uses”).

Remove plot ratio as a non-complying trigger

No change on basis that detailed site
specific provisions are included to enable
assessment of impacts of density of
development.

Public Notification

Retain Category 2 public notification for all
developments other than minor

No change.
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Policy Recommendations: Remainder of sites

25.

Page

A series of policy recommendations have been made in response to submissions relating to
health and education sectors: Health Sector (Calvary Hospital, Helping Hand Aged Care,
Memorial Hospital and Women’s and Children’s Hospital) and Education Sector (St
Dominic’s Priory, Lincoln College, St Mark’s College, St Ann’s College, Kathleen Lumley
College and Aquinas College). These are summarised below:

DPA Proposals for Consultation

Post Consultation - Recommendation
Changes

Area daffected

Policy changes only apply to the existing sites
within their current site boundaries.

No change. Policies have not been
amended outside of the existing sites.

Land Use

Land uses to reflect existing land uses and
associated land uses.

Refinements to ensure the existing land
uses can continue. This DPA does not
propose to change existing policy guiding
a change of use of these sites to other
uses.

Student Accommodation with offices

Amend. Return to existing policy where
new offices are non-complying on student
accommodation sites.

Hospitals with small scale shops

Amend for Calvary - return to existing
policy where small shops to Strangways
Terrace are not supported.

Design

Site specific policies and concept plans

Remove plot ratio as design standard

Amend building height (on a site by site basis)

Amend to simplify concept plan details

Amend to strengthen the need for
development applications to recognise
the local context and minimise the impact
on adjoining residential properties (e.g.
neighbour impacts, local historic
streetscape character, protect important
views and vistas).

Amend height policies on a site by site
basis

e Kathleen Lumley (Finniss Street 1 -
3 storeys)

e Calvary (Hill Street - 4 storeys (5

| 10
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storey set back from street))

e Lincoln College (Ward and
Margaret - 3 Storeys (retain 6
storeys to central areas))

e Refinements to other sites to
reduce building height near
residential boundaries.

Ensure building design is compatible with the
historic built form and residential dwellings in
the locality.

Refinements to strengthen policies to
ensure that new built form is not out of
place and contributes positively to the
historic neighborhood.

Strengthen the need for development
applications to recognise the local context
and minimise the impact on adjoining
residential properties (e.g. neighbour
impacts, local historic streetscape
character, protect important views and
vistas).

Procedural - Non-complying triggers

Retain non-complying triggers for land uses
that are not considered appropriate in a
residential context and for buildings that
exceed the stated maximum number of
building levels.

No changes — Refinement to land uses
and maximum heights (site by site).

Remove plot ratio as a non-complying trigger

(Note: For St Ann’s, plot ratio is currently not a
non-complying trigger)

No change on basis that detailed site
specific provisions are included to enable
assessment of impacts of density of
development.

Public Notification
Retain Category 2 public notification for all No change.
developments other than minor.
Traffic and movement
26. The DPA proposed to maintain the existing Development Plan approach of seeking provision

of on-site car parking unless a lower provision is deemed acceptable through an assessment
of an individual application. In addition, the DPA sought for new car parking to be located in

the basement as a design solution.

27. Submissions have raised a number of concerns surrounding the existing street traffic and
parking arrangements in North Adelaide’s residential streets and more specifically the lack
of on-site parking provided across these sites. Much of the concerns raised relate to
historical decisions and approvals that cannot be altered by this DPA.
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28.

29.

Any Development Plan Amendment can only control future development and a DPA cannot
remedy an existing situation. Both the ERD Court and Supreme Court have made numerous
judgements indicating that new development does not have to rectify an existing on-site
parking shortfall, provided that the new development does not exacerbate any existing
problems (see Carrabs Nominees Pty Ltd & Ors v City of Burnside No ERD-02-454 [2003]
SAERDC 116 (21 February 2003)).

Whilst the limitations of planning policy are recognised, administration will continue to work
with land owners of the institutional and college sites to progressively improve travel
behaviour in order to improve transport and access to the sites and reduce the reliance on

on-street parking.

Minister for Planning’s letter (DPTI submission)

30.

Page

A number of the above recommendations do not align with the Minister’s letter dated
23 July 2015 (and further reiterated in 31 May 2015 letter). The Minister’s letter (and DPTI
submission) with administration comment and recommendation is summarised below:

Comments in Minister’s
letter 23 July 2015

Summary of Administration Comment

Recommendation

Consider removal of
policies that limit the
expansion of Helping
Hand, St Dominic’s Priory
and Calvary Hospital.

The DPA proposes policies to allow
continuation of and expansion of activity
within existing sites, rather than
expansion onto adjoining land.

Retain DPA as
proposed.

The ability for innovative
and responsive design
solutions with the level
of detail in the draft
Concept Plans and
associated Principles of
Development Control

The DPA proposes site specific policy and
concept plans to guide development.

The proposed policies provide flexibility
for each site within the parameters of
the policy. This will provide a level of
certainty for land owners and the
community.

Retain concept
plans with
amendments.

Consider removal of non-

This relates to land use (as above) and

Retain DPA as

complying controls the ability for sites to expand beyond proposed.
relating to various land their boundaries. No change is required

uses beyond the existing boundaries.

Consider removal of non- | The height of buildings is an important Retain non-
complying controls part of the character of the North complying

relating to building

Adelaide Historic (Conservation) Zone.

building height

height trigger.
It is therefore important that policy in
the Development Plan clearly outlines
expectations around future height of
buildings.
| 12 Confidential Item 4



The DPA increases the maximum
building height on the 11 sites subject of
this DPA, based on a site by site
assessment of a reasonable height — this
means each site is achieving increased
development potential.

31. Administration’s approach to the Minister’s position has been reinforced in light of
submissions raising concerns relating to inappropriate land uses and excessive building
height would unduly risk to the residential amenity and the heritage values of the area.

Alignment with Statement of Intent - “Out of scope”

32. A DPA can only pursue matters that were agreed as a part of the Statement of Intent agreed
to with the Minster for Planning, unless agreement is reached with the Minister for Planning
to alter the scope of the DPA.

33. Three specific matters were raised during consultation, which are outside the scope of the
current Statement of Intent for this DPA. These are summarised below:

Issue

Reasons/Comments

Listing Additional
Heritage Places

Some submissions sought Council to consider pursuing heritage
listing of a number of buildings through this DPA. Pursing
additional heritage listings through this DPA was not identified
in the Statement of Intent and therefore is not part of the
current agreement with the Minister for Planning. Agreement
with Minister for Planning would be required before Council
could consider listing additional heritage places.

Attachment J outlines the options available to further
consideration consider this matter.

Such an approach is not recommended because:

e there is an increased chance the Minister will finalise
the DPA and its policy outcome without having regard
to Council’s request.

e past advice from the Minister is that he is unlikely to
proceed with a fresh DPA for new heritage listing until
planning reform is finalised.

e the Minister has recently requested Council to partner
with the Department of Planning, Transport and
Infrastructure on the proposed heritage reforms.

e |ow chance of receiving Ministerial agreement
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Wording of non- The matter relates to a recent amendment by the Minister for

complying demolition Planning pursuant to Section 29 of the Development Act 1993,
clause for state and local | whereby the Minister amended the wording of the non-
heritage places. complying terminology. This was intended to provide

consistency, clarity and remove legal doubt with the wording.

Through the consultation, it is apparent that there remains
doubt among various stakeholders of the legal meaning on the
non-complying list. It is the administration’s opinion that the
Section 29 amendment did not resolve this matter in its
entirety across the Development Plan, however rectifying the
matter is well beyond the scope of this DPA.

Former Channel 9 site Council resolved to send a Statement of Intent (SOI) to the
rezoning and 136-137 Minister for Planning on 12 April 2016. The Minister has now
MacKinnon Parade approved the SOI.
‘delisting’
IMPLICATIONS
34, Should Council resolve to forward the amended DPA to the Minister for approval, Council
staff will finalise the DPA and supporting documents in accordance with technical
requirements.
35. The Minister for Planning can then either:
35.1 Approve the DPA as submitted;
35.2 After consultation with Council alter the DPA and approve the DPA as amended;
35.3 decline to approved the DPA; or
35.4 After consultation with Council, split the DPA into parts (with or without alterations).
36. Once the DPA is authorised by the Minister for Planning, the Environment, Resources, and
Development Committee of Parliament will review the DPA and report to Parliament.
Council may have the opportunity of being heard by the Committee.
37. In accordance with the Communication and Consultation Plan Attachment G, Council

Page

administration will provide a tailored response to people who lodged submissions and other
stakeholders of Council’s decision.
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Implication Applicable Comment

The DPA updates the Adelaide (City) Development Plan, once

Policy YES approved.

Business Plan Objectives /

. YES Preparation of the DPA was identified in the 15/16 budget.
Outcomes or Services

The DPA has met all consultation requirements under the
Development Act. Material was prepared to assist the public
Consultation YES in understanding the proposals contained in the DPA.
Information will be provided to stakeholders who have been
responded to this DPA.

The preparation of the DPA and analysis of submissions have

Resource YES . .
been undertaken using allocated internal resources.

The CEO will certify that all legislative procedural matters
Risk / Legal / Legislative YES have been followed by Council. Legal input has been
considered during the preparation of the DPA.

Budget / Financial Implications

15/16 Budget 15/16 Budget Proposed 16/17 Ongoing Costs Life of Project /
Allocation Reconsideration Budget Allocation | (eg maintenance) | Life Expectancy of
Asset

YES - Strategic
Operating Projects

NO NO NA NA

ATTACHMENTS

Attachment A — Lord Mayor Letter to Minister Rau
Attachment B — Response from Minister Rau
Attachment C — Additional Public Submissions

Attachment D — Summary of Submissions (Public, Agency and Verbal Submissions) and draft
response

Attachment E — Additional Matters and Investigations paper and responses
Attachment F — Development Plan Amendment Policy and Concept Plans
Attachment G —Updated Communication and Consultation Plan
Attachment H — Building Height Summary Sheet

Attachment | — Land Uses Summary Sheet

Attachment J — Considering additional nominations for Heritage Places
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OFFICE OF THE LCORD MAYOR

Hon John Rau MP
Deputy Premier
GPO Box 464
ADELAIDE SA 5001

Dear Minister

North Adelaide Large Institutions and Colleges Development Plan
Amendment (DPA)

Thank you for the recent opportunity to update you onthe progress of the above
DPA. As I mentioned by phone, the DPA has been the subject of significant
consideration by the Council following community and agency consultation.

Council had earlier committed to finalising the DPA by early 2016.

The Council has recognized that the institutions and colleges in question play an
important contribution to the education and health sectors in the City and South
Australia. At the same time, the results of consuitation have presented Council
with the challenge of balancing the tensions between the guiding principles we
agreed to in the Statement of Intent; namely, fostering economic synerdies,
maintaining residential amenity, North Adelaide’s acknowledged heritage value
and integration with transport planning.

Such tensions are being worked through by Council in a positive manner but
require time, some additional investigations, and specialist input now being
obtained from Marcus Rolfe of URPS.

Accordingly, I request that you grant an extension to 30 June 2016 to receive
the finalised DPA.

I trust that the request meets with your approval.

Ma rtl.n~’ﬁéese
LORD MAYOR

{9 April 2016

TOWN HALL, ADELAIDE, SOUTH AUSTRALIA 5000. TELEPHONE {08) 8203 7252 FACSIMILE (08) 8203 7575
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North Adelaide Large Institutions and

Your Say
Colleges DPA Adelaide
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Written submissions must be received by: 5pm, Monday eg‘l\zl_ovember 2015 @’&M /

DPA Consultation
GPO Box 2252 Adelaide SA 5001
Or

Alternativelyyif you wish to lodge your submission electronically, please go to Council's web page
- www.adelaidecitycouncil.com/consultation or email yoursay@adelaidecitycouncil.com. .

Please indicate whether you wish to be heard at the public hearing.

Customer Centre - 25 Pirie Street, Adelaide - 8203 7203 JANPELAIDE
yoursay.adelaidecitycouncil.com *Y\ CiTY COUNCIL
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Religious Society of Friends (Quakers)
40A Pennington Terrace, North Adelaide
5006
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[ ]
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The Religious Society of Friends (Quakers) North Adelaide are not happy with the DPA
as proposed (let alone the more extreme form the Minister would prefer, with no non-
compliance height trigger). Particular issues that concern us:

1. Proposed building heights in relation to overlooking, shadowing and light reduction,
with no mitigation for non-residential properties

2. Proposed building envelopes with no plot ratio or set-backs that abut not just our
property, but our building itself

3. Liveability issues due to densification — loss of carbon neutrality on a suburb-wide
scale, heat island effects, road congestion

4. Loss of heritage character of North Adelaide

5. Lack of “non-compliance” triggers locks the public out of having any say in how their
community is developed
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The Religious Society of Friends (Quakers) North Adelaide are not happy with the DPA as proposed (let alone the more extreme form the Minister would prefer, with no non-compliance height trigger). Particular issues that concern us:
 
1.	Proposed building heights in relation to overlooking, shadowing and light reduction, with no mitigation for non-residential properties
2.	Proposed building envelopes with no plot ratio or set-backs that abut not just our property, but our building itself
3.	Liveability issues due to densification – loss of carbon neutrality on a suburb-wide scale, heat island effects, road congestion
4.	Loss of heritage character of North Adelaide 
5.	Lack of “non-compliance” triggers locks the public out of having any say in how their community is developed
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Detailed points
me Hee Listed (State Heritage 1D10864, Heritage Number 1456) North Adelaide Quaker Meeting House was built in 1836 and used as Quakers' place
rship since then. The building is one of very few carefully maintained Manning Houses and is furnished inside with benches built by the same builder.
The Meeting House and its adjacent library are already overlooked and partially overshadowed by a new car parking and residential development at St Mark’s
College. The library has clerestorey windows that allow light from the north and these have been impacted by the new development. Our library has solar
panels that have also been impacted. These solar panels are an important component in our Meeting’s commitment to carbon neutrality. The proposed new
building heights to the north of our property extend right along our property boundary will lead to further significant overlooking, light and shadowing impacts.
Our ability to install further solar panels at the Quaker property will be impossible, with the only north-facing suitable roof space overshadowed by
development. As the Meeting House and Library are not residences, we understand their light requirements are not protected in this DPA.
As a religious organisation, managed entirely by volunteers, we do not have ready funds available to manage the loss of light and heat with artificial lighting
and heating. We assert that as an historic place of community and worship, the rights of the Meeting to natural light should not be further threatened by
further development.
2. The building envelope for St Marks College, proposed in this DPA, allows buildings up to four stories to be built right up against the northern wall of our
library building. The only set-backs or height restrictions proposed for any high buildings in this envelope are that they step down toward Kermode Street and
Pennington Terrace. ***We strongly request that the building envelope be moved back from the Quakers’ boundary and that similar overlooking and
shadowing set-backs be used as are proposed in the DPA for developments adjacent to small residential buildings.***
3. The loss of plot ratio requirements in this DPA will lead to increased densification. This has several impacts on liveability of the suburb as a whole. Firstly,
increased population will lead to increased traffic flows on relatively narrow streets, even if all new developments include on-site parking. The meeting has
already been adversely affected by the increased demand on parking in the local area as a result of other development. The Quaker community now
comprises an increased number of elderly members who require close, safe parking to enable them to continue attend regular worship. It is not uncommon
for the Meeting to find strangers cars parked on our property, and all street parking filled, and this has been a difficult ongoing problem for us to manage.
Additionally, large buildings are made from heat retaining materials such as concrete. By reducing the area of green space, the combination of additional
retained heat in the buildings and loss of evaporative cooling from the vegetated areas causes a “heat island” effect that means the locality may be several
degrees hotter than surrounding, better vegetated areas. While these large buildings may well be climate controlled inside, neighbouring residences will be
affected and may need to use more air conditioning than otherwise, and may suffer noise impacts from the large air conditioners of the multi-storey buildings.
This is a financial and amenity cost for the neighbours. Further, South Australia’s Strategic Plan has the reduction of Greenhouse Gas emissions as a target,
yet densification of suburbs is likely to increase these emissions.
4. Heritage character of a suburb is not maintained by simply protecting the individual heritage listed buildings. The buildings form a streetscape and this
creates the “character” of a place. Large multistorey buildings placed in close proximity adjacent to and behind small older buildings can completely hide the
smaller buildings and can result in a radical alteration of the streetscape. It is our assertion that the heritage character of our own Listed building will be
diminished as a result of the proposed amendment.
5. We are deeply concerned that the Council has been asked by the Minister to remove the height non-compliance trigger. Such a removal would make a
mockery of the proposed building heights proposed for each site in this DPA. It essentially gives the green light to a developer to build to any height they wish.
We note that, as addressed above, our buildings have already been adversely affected by merit based approvals, even with existing controls in place.
Combined with the loss of plot ratio as a planning tool, loss of “non-compliance” triggers in this DPA would appear to allow large institutions and colleges to
build as high as they liked and as densely as they liked with no consideration of whether the other residents of North Adelaide wished to see their “suburb”
become a dense, tall “urban” area. The principle of residents having some say about the character of developments in their locality is at risk of being lost in a
DPA that seems to provide all the surety to the large developers rather than the residents
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Detailed points
1.	The Heritage Listed (State Heritage ID10864, Heritage Number 1456) North Adelaide Quaker Meeting House was built in 1836 and used as Quakers' place of worship since then. The building is one of very few carefully maintained Manning Houses and is furnished inside with benches built by the same builder. The Meeting House and its adjacent library are already overlooked and partially overshadowed by a new car parking and residential development at St Mark’s College. The library has clerestorey windows that allow light from the north and these have been impacted by the new development. Our library has solar panels that have also been impacted. These solar panels are an important component in our Meeting’s commitment to carbon neutrality. The proposed new building heights to the north of our property extend right along our property boundary will lead to further significant overlooking, light and shadowing impacts. Our ability to install further solar panels at the Quaker property will be impossible, with the only north-facing suitable roof space overshadowed by development. As the Meeting House and Library are not residences, we understand their light requirements are not protected in this DPA. 
As a religious organisation, managed entirely by volunteers, we do not have ready funds available to manage the loss of light and heat with artificial lighting and heating.  We assert that as an historic place of community and worship, the rights of the Meeting to natural light should not be further threatened by further development.
2.	The building envelope for St Marks College, proposed in this DPA, allows buildings up to four stories to be built right up against the northern wall of our library building. The only set-backs or height restrictions proposed for any high buildings in this envelope are that they step down toward Kermode Street and Pennington Terrace. ***We strongly request that the building envelope be moved back from the Quakers’ boundary and that similar overlooking and shadowing set-backs be used as are proposed in the DPA for developments adjacent to small residential buildings.***
3.	The loss of plot ratio requirements in this DPA will lead to increased densification. This has several impacts on liveability of the suburb as a whole. Firstly, increased population will lead to increased traffic flows on relatively narrow streets, even if all new developments include on-site parking.  The meeting has already been adversely affected by the increased demand on parking in the local area as a result of other development.  The Quaker community now comprises an increased number of elderly members who require close, safe parking to enable them to continue attend regular worship.  It is not uncommon for the Meeting to find strangers cars parked on our property, and all street parking filled, and this has been a difficult ongoing problem for us to manage.
Additionally, large buildings are made from heat retaining materials such as concrete. By reducing the area of green space, the combination of additional retained heat in the buildings and loss of evaporative cooling from the vegetated areas causes a “heat island” effect that means the locality may be several degrees hotter than surrounding, better vegetated areas. While these large buildings may well be climate controlled inside, neighbouring residences will be affected and may need to use more air conditioning than otherwise, and may suffer noise impacts from the large air conditioners of the multi-storey buildings. This is a financial and amenity cost for the neighbours. Further, South Australia’s Strategic Plan has the reduction of Greenhouse Gas emissions as a target, yet densification of suburbs is likely to increase these emissions.
4.	Heritage character of a suburb is not maintained by simply protecting the individual heritage listed buildings. The buildings form a streetscape and this creates the “character” of a place. Large multistorey buildings placed in close proximity adjacent to and behind small older buildings can completely hide the smaller buildings and can result in a radical alteration of the streetscape. It is our assertion that the heritage character of our own Listed building will be diminished as a result of the proposed amendment.
5.	We are deeply concerned that the Council has been asked by the Minister to remove the height non-compliance trigger. Such a removal would make a mockery of the proposed building heights proposed for each site in this DPA. It essentially gives the green light to a developer to build to any height they wish. We note that, as addressed above, our buildings have already been adversely affected by merit based approvals, even with existing controls in place.  Combined with the loss of plot ratio as a planning tool, loss of “non-compliance” triggers in this DPA would appear to allow large institutions and colleges to build as high as they liked and as densely as they liked with no consideration of whether the other residents of North Adelaide wished to see their “suburb” become a dense, tall “urban” area. The principle of residents having some say about the character of developments in their locality is at risk of being lost in a DPA that seems to provide all the surety to the large developers rather than the residents


Peri
Typewritten Text

gelvamy0
Text Box
Submission No. 88


Submission
NoO. 88


gelvamy0
Text Box
Submission No. 88








Table of Contents

(1 oo 18 ox 1o o RO S 1
(0] o =T 7= 11 o] o SRR SR 1

CONSUIALION PrOCESS ... ..ottt eeeeeeea et eeeee st R eeeeeeaeeennes 1

PUBIIC NOTIFICATION ... e e 1
Public and AgeNCY SUDMISSIONS.........ccoiiiiiiiiiii e e e e e e e e e ot s aa S8 e e e e e ke a e e e eeeeeesaanns 1

PUblic SUDMISSIONS... ..o e e 1

AGENCY SUDMISSIONS. ... .ttt e et e e e e e e e e eeet e e e e eeeeee s Eaedeneeeetttnaaeeeeeeeeennnns 2

Review of Submissions and PUbliC MEELING ..........uuuiiii i e e 2
Additional Matters and INVESIJAtIONS ...........oouuiiiiiiiieeeec e e e e ee e e e e e e e e e eees 2
IS = T L= R =] oL o S S SRR 3
(O (@ I 7T 1T (o] o e PP 3
Summary of Recommended Changes to the Amendment following Consultation............................ 3
Attachment A — Summary and Response to Public SUDMISSIONS ..........eeviiiiiiiiiiiiiiiieieceeeee 3
Attachment B — Summary and Response to Public Meeting Submissions............ccccceeeeeeen. 157
Attachment C — TIMeframe REPOI ..o e e 184
Attachment D — Schedule 4A CertifiCate. .. it i 185
Attachment E — Schedule 4B CertifiCat ... cooveeeiiiiiiiiiei e 187
Attachment F — Additional Matters and InvestigatioNS............ccevviiiiii e 188















retained while allowing the redevelopment of incompatible buildings. Over time, built

form will be allowed up to six storeys on large consolidated sites and sited away from
street frontages and existing low scale residential properties. This will provide for an

increase in population with a limited amount of non-residential uses.

The DPA retains all existing heritage listed buildings and provides additional policy to
ensure new development is located and designed to protect the fabric and setting of
these historically important buildings.

The DPA seeks to protect the high level of amenity enjoyed by existing residents by
providing a range of policies to ensure any new development on these sites:

e Provides new buildings designed to fit in with existing historic streetscapes

e Maintains low scale buildings on streets and near residential boundaries.i.e. taller built-

form is setback from streets and boundaries

e Site buildings to limit overshadowing

e Site buildings off residential boundaries

e Design high activity areas to minimise noise and disturbance

e Maintain visual privacy through balcony and window design

e Provide a high level of landscaped open space

On the 12 April 2016, Council endorsed a proposal to carry out Local Area Traffic and
Parking (On-street) Management Plans for North-Adelaide over the next 12 months.

In terms of the DPA, any proposed development will need to manage its future transport
impact through the provision of off-street parking, bicycle parking and pedestrian
treatments. New car parking will be sought'to be located at basement level so that the
landscaped settings of the colleges and institutions are maintained. In addition, Council
will continue to work with the State Government for better public transport services in
North Adelaide and work with the land.owners to influence travel behaviour to reduce the
reliance on private vehicle travel and reduce the need to use streets for car parking.

The DPA retains the requirement for public notification of development proposals to
adjoining sites (other than minor applications).

Strong planning controls (i.e. “non-complying”) will remain in place for land uses that are
not considered appropriate in a residential context and for buildings that exceed the
stated maximum number of building levels (i.e. will require a special application process,
public notification and adjoining neighbour appeal rights).
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Attachment A — Summary and Response to Public Submissions

Report on each public submission received (including summary, comments and action taken in‘response)

Sub | Name and Address Submission Summary Comment Council Response
No.
1. Stephen Hadges No comment made. Noted No change to DPA.
266 Melbourne Street
North Adelaide
2. Pavl Klose In support of the DPA. Noted. No change to DPA.
175 Archer Street
North Adelaide
3. Sarah Michael Kathleen Lumley College The DPA encourages the provision of basement No change to DPA.
25 Finniss Street Development needs parking. Development should parking.and requires development to manage their
North Adelaide provide underground parking. transport impact. The Council Wide Development
Plan policy on parking rates will continue to apply to
new development. This includes parking which is
designed to minimise the impact on the streetscape
and adjoining neighbours.
The locality is also well serviced by public transport
reducing the need for vehicular transport.
For more detail, refer to ‘Additional Matters and
Investigations’ paper on Transport.
Building shouldn’t be so close to the footpath (on The DPA seeks to ensure the setback in consistent | No change to DPA.
Finniss St) with the existing Finniss Street setback character.
4. Ingo Weber Concerned that the view to the Church will be gone | The DPA proposes built form up to 4 storeys for St No change to DPA.

172A MacKinnon Pde
North Adelaide

if St Ann’s was to be multi-storey. Will affect the
value and charm of their residence directly

Ann’s. This is compatible with the Mixed Use
(Melbourne West) Zone. This is also sited to retain
key public realm views to Brougham Place Uniting
Church.

For detailed response, refer to ‘Additional Matters
and Investigations’ paper on St Ann’s College.

Lack of privacy from a 6 storey high rise

The DPA proposes built form up to 4 storeys for the
St Ann’s site.

The existing Council Wide Development Plan
policies on visual privacy manage impacts arising

No change to DPA.

3




from future development.

For more detalil, refer to ‘Additional Matters and
Investigations’ paper on St Ann’s College.

Concerned car parking would further increase noise
pollution and decrease their quality of life

The Development Plan policy requires development
to manage its transport impact. This includes on-site
parking which is designed to minimise the impacts
on the streetscape and adjoining neighbours.

For more detail, refer to ‘Additional Matters and
Investigations" paper on Transport.

No change to DPA.

Mani Allan
137 Strangways Terrace
North Adelaide

Concerned about the amount of parking west of
Jeffcott Street and does not feel it adds to the
vibrancy of the suburb.

Commercial accommodation is erected with no
provision for parking.

The Development Plan policy requires development
to manage their transport impact. The Council Wide
Development Plan policy on parking rates will
continue to apply to new development. This
includes parking which is designed to minimise the
impact on the streetscape and adjoining
neighbours.

The locality is also well serviced by public transport
reducing the need for vehicular transport.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on Transport.

No change to DPA.

Andrew Welch
Santina De Nicolo
8 Finniss Court
North Adelaide

In favour of future developments at the institutions.

Noted.

No change to DPA.

Would like additional under croft parking in design
proposals.

Student Colleges should implement that students do
not have cars

The DPA encourages the provision of basement
parking. The Development Plan policy requires
development to manage their transport impact. The
Council Wide Development Plan policy on parking
rates will continue to apply to new development.
This includes parking which is designed to minimise
the impact on the streetscape and adjoining
neighbours.

The locality is also well serviced by public transport
reducing the need for vehicular transport.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on Transport.

No change to DPA.

Richard Spalvins
58 Finniss Street
North Adelaide

Kathleen l.umley College
Concerned about lack of car parking.

The Development Plan policy requires development
to manage their transport impact. The Council Wide
Development Plan policy on parking rates will
continue to apply to new development. This

No change to DPA.




includes parking which is designed to minimise the
impact on the streetscape and adjoining
neighbours.

The locality is also well serviced by public transport
reducing the need for vehicular transport.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on.Transport and Kathleen
Lumley College.

Peter Scragg
52 Hill Street
North Adelaide

There are a number of institutions that detract from
the residential fabric. A 6 storey building is over the
top.

Requested that the DPA be refused.

Noted. All institutions and colleges are existing land
uses. Council considers it is important to support
these existing sites that contribute to the health and
education sectors. This means carefully designing
additional development to manage impacts to
residential amenity.

The DPA does not actively encourage the
establishment of additional institutions and colleges
rather provide clear futures in the planning policy for
the long standing institutions and colleges.

For detailed response, refer to ‘Additional Matters
and Investigations’ paper.

No change to DPA.

Angela Potter
6a Warwick Ave
Kurralta Park

All development should take into account:the limited
parking around North Adelaide.

The council needs to take into consideration the
well-publicised lack of parking availability for
patients at the Women's and Children's Hospital.
Public transport in the area appears to be
appropriate.

Noted. The DPA seeks to provide an integrated
transport approach which would help to resolve the
tensions between land use and transport and the
resultant trip generation. In a Development Plan
sense, transport and parking challenges relate to
ensuring that suitable access is provided to a site
without unduly impacting on the amenity of the
locality through inappropriate design, parking stress
and inappropriate traffic volumes.

For detailed response, refer to ‘Additional Matters
and Investigations’ paper on Transport.

No change to DPA.
Seek State Government
support.

Development needs to ensure open space, gardens
and play grounds remain accessible.

The DPA does not affect the accessibility of open
space, gardens and play grounds. The DPA has
retained the requirement to provide landscaped
open space on each site to ensure sites have
adequate open space.

No change to DPA.




10.

Jagan Singaram
171 Gover Street
North Adelaide

Believes the DPA is in the right direction and

supports all of the changes proposed for the

following reasons:

- Colleges and Institutions should be allowed to
adapt to changes

- Increase residential density

- Establish developments that maximise economic
benefits

- Establish more greenery with imaginative
landscaping

Noted.

No change to DPA.

The DPA should also include changes to Park
Lands protection. Protection should not impede
road widening where user safety is paramount.
Should be more planting of trees and vegetation to
attract native birds and animals and well
landscaped spaces for sculpture and seating.

Changes to the Park Lands are not subject to this
DPA.

These:comments have been provided to the Park
Lands team which is currently reviewing the Park
Lands Management Strategy.

No change to DPA.
Refer comments to the Park
Lands Team.

11. Richard Harvey Opposes development of Prince Alfred Old Scholars | Noted. This matter is outside the scope of the DPA. | No change to DPA.
14 MacKinnon Parade in Park 9. The Park Lands should not be
North Adelaide encroached on further.

12. Maria Manis Development policy must take into account existing Noted. No change to DPA.

143 MacKinnon Parade
North Adelaide

residents and consideration must be given to
complement the historic nature and value of North
Adelaide.

Does not oppose height of up to 6 metres however
should be respectful of and have a residential focus.

Site specific responses have been provided in
relation to height and setbacks.

The DPA policy seeks to retain the heritage values
of North Adelaide which includes retaining the
historic streetscapes. The DPA allows low scale
streets to reflect existing built form i.e. 1-3 storeys.

Where opportunity for taller buildings is provided,
the development plan policy seeks for it to be
located away from sensitive streetscapes and
adjoining residential allotments.

For detailed response, refer to ‘Additional Matters
and Investigations’ paper on North Adelaide’s
Heritage Value and Site Specific sites.

Revise DPA in accordance
with ‘Additional Matters and
Investigations’ paper.

New development policy should continue to support
residents who pay rates and taxes and should not

Property values are not strictly a planning matter.
Development plan policy has been provided to

No change to DPA.




demean and degrade the value of existing
properties and residential standard.

retain the residential amenity and not to diminish the
heritage value.

New development must consider the increase in
baby boomers over the next 30 — 40 years who are
looking to downsize however there are insufficient
medium sized town houses or apartments in North
Adelaide. Would like the ageing population to be
considered.

Housing for the aging demographic is a central
need for the amendment.to the Development Plan.
It is intended that the Helping Hand Aged Care will
provide additional aged accommodation. In addition,
Archer West Policy/Area 13 will also provide
additional “downsizing” opportunities and for people
to age in their existing.communities.

No change to DPA.

13. | Jane Walkley Aquinas College The Development Plan policy requires development | No change to DPA.
26 Palmer Place Concerned about the parking issues around to manage its transport impact. This includes
North Adelaide Aquinas Colleges due to the limited amount of on- parking which is designed to minimise the impact on
site parking provided on site. More on-site parking the streetscape and adjoining neighbours.
should be set aside for parking purposes. For more detail, refer to ‘Additional Matters and
Investigations’ paper on Transport and Aquinas
College.
14. | John Ayers Changes should not be made to suit individual Noted. The DPA involves reviewing the policies in Revise DPA in accordance
256 Stanley Street institutions. relation to each site. A site by site approach has with ‘Additional Matters and
North Adelaide Not against development however believes been provided to consider the long term contribution | Investigations’ paper.
Council/Government should review applications on the sites make to the health and education sectors.
their merits. They should be economically-sound Where planning policies have been amended,
and not to the detriment to rate payers i.e. consideration has been provided to ensure that they
Consideration should be given to devaluation of meet the guiding principles some of which include:
property, loss of light, loss of views etc. providing economic synergies and maintaining
Once regulations change for groups of institutions, residential amenity i.e. loss of light and views.
there is pressure expand the new regulations. e.g. The DPA is in accordance with the 30 Year Plan.
Melbourne St expanded over the years resulting in The strategic direction primarily allows for
parking problems, traffic congestion. intensification along Melbourne Street and
Do not want more “larger” developments O’Connell Street and retaining the surrounding
historic values.
The majority of zoning changes have been made in
North Adelaide which will see an increase in
development in these areas.
Residential amenity is paramount to ensuring
development is sensitive and complementary.
For detailed response, refer to ‘Additional Matters
and Investigations’ paper.
15. | Anne Lang Supports the.expansion of the existing colleges and | Agreed. No change to DPA.




15 Briacie Street

any moves to help education and hospitals.

Kensington The expansion of buildings in areas overlooking the
Park Lands is for the general public not just North
Adelaide residents.
Support new initiatives that help, expand small
businesses, hospitals, colleges.

16. | Jane Hickey Would like the height of buildings limited so that Agreed. Site specific responses have been provided | Revise DPA in accordance
8/172 Archer Street privacy, natural light and views are not significantly in relation to setbacks from boundaries. with ‘Additional Matters and
North Adelaide compromised. Council Wide policies are provided to assess Investiga_tions’ paper on Archer

residential amenity such as visual privacy, West Policy Area 13.
overshadowing and noise and disturbance. The
existing Council Wide Development Plan policies on
residential amenity are intended to manage impacts
arising from future development.
Policy around protecting important views has been
strengthened.
For more detail, refer to ‘Additional Matters and
Investigations’ paper on Residential Amenity.
There should be open space in between to break up | Agreed. The DPA has incorporated the requirement | Revise DPA in accordance
larger buildings. to provide landscaped open space on each site to with ‘Additional Matters and
Important proposed buildings are well designed and'| ensure sites have private provision of open space Investigations’ paper on Archer
built with quality building materials in keeping with which assists in providing a break in between each West Policy Area 13.
the character of North Adelaide. building breaking as well as the requirement of
introducing smaller building footprints.
For Archer West Policy Area 13, policy has been
strengthened to ensure spaces are provided
between buildings to avoid long, unbroken building
frontages.
For more detail, refer to ‘Additional Matters and
Investigations’ paper on Archer West Policy Area
13.
Wish to ensure that the trees along Archer Street Street trees along Archer Street will be managed in No change to DPA.
are not destroyed by future development. Any trees | accordance with Urban Design Framework. The
removed should be replaced when works are Development Plan Policy seeks consolidated
finished. access points to ensure limited impact to the street
trees.
17. | Valerie Stevens Helping Hand Aged Care Noted. Council wide policies are provided to assess | No change to DPA.

42 Molesworth St

Increased height will lead to increased staffing,

residential amenity such as visual privacy,




North Adelaide

visitors, parking requirements, air conditioning,
kitchen, laundry and gardening services.

The DPA changes will allow institutions to cater for
a larger number of people which will increase the
number of visitors.

There are currently problems with parking in
Molesworth St, the kitchen exhaust fans and
inefficient and create an unpleasant environment for
residents. The laundry operates for long hours and
creates an irritating and audible noise.

overshadowing noise, servicing and disturbance.
The existing Council Wide Development Plan
policies on residential amenity are intended to
manage impacts arising from future development,
noting that the Development Plan Policy cannot
resolve existing conditions.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on Maintaining Residential
Amenity, Transport and Helping Hand Aged Care.

Further scope for development will lead to more
building programs and increased unreasonable
disruption to residents. The DPA will lead to further
significant disruption and aggravation to a
residential area.

The EPA has guidelines that aim to limit the impacts
during construction.

No change to DPA.

18.

Nicholas Jose

The proposal is inappropriate and should be
rejected.

North Adelaide is a small, residential area
surrounded by parkland with a high heritage value
and a distinctive character. Its integrity as a
historical precinct is central to its value--including
economic value as a primary cultural asset and
tourist attraction.

The historical nature of the uses provides no
argument tor changing existing development rules
in North Adelaide and irreversible changes to its
character.

Areas such as the CBD, is an area where expanded
hospital, school and student accommodation could
be developed.

Changed development rules tailored to the
institutional economic needs discriminates against
the majority residential users of North Adelaide.

Noted. All'of these sites are long standing colleges
and institutions that have a historic attachment to
the area. All of the sites have been in North
Adelaide for at least 50 to 150 years and have
made substantial investments in their properties.
They have a record of providing health and
education services to the community and add to the
variety of offer in these sectors as well as adding to
local employment. The uses are considered
important to the cultural heritage fabric of North
Adelaide.

The DPA does not actively encourage or aim to
introduce further new uses on new sites but
promotes constrained growth to provide clear
futures in the planning policy for the long standing
institutions and colleges. It is not unusual for these
uses to co-exist in residential areas.

Council considers there is a need to allow sensitive
development opportunities to continue to enhance
this service provision and ensure the long term
competitiveness of these sites whilst enhancing
residential amenity.

A site by site approach has been provided to
consider the long term contribution the sites make
to the health and education sectors. Where planning
policies have been amended, consideration has

Revise DPA in accordance
with to ‘Additional Matters and
Investigations’ paper.




been provided to ensure that they meet the guiding
principles.

The DPA will deliver opportunities for continued
services to the health and-education sector.

For detailed response, refer.to 'Additional Matters
and Investigations’ paper.

Changes for the 11 institutions as a bloc (and with
the addition of Channel 9 and others it is potentially
more) prevents discussion of issues that may relate
to each individual site. This is bad planning in an
area of this size and distinctiveness. Details of each
site need to be provided for a meaningful
assessment: issues include:

height (new maximum building heights ranging
from 2 to 6 storeys--there is a huge difference
between 2 and 6)

traffic impacts and parking (Archer St is very
narrow for what the image of development
indicates there)

overshadowing

demolition of quality and listed buildings
indeterminate mixed use.

All institutions and.colleges are existing land uses.
Council considers itissimportant to support these
existing sites that contribute to the health and
education sectors. This means carefully designing
additional ' development to manage impacts to
residential amenity.

The Council Wide policies are provided to assess
residential amenity such as visual privacy,
overshadowing and noise and disturbance. The
existing Council Wide Development Plan policies on
residential amenity are intended to manage impacts
arising from future development.

The DPA has proposed individual and tailored
responses. A standard ‘one size fits all’ approach
was not deemed appropriate due to the individual
circumstances of each site being quite different.

Site specific responses have been provided in
relation to height and setbacks from boundaries. In
addition, DPA amendments have been made to the
transport and movement policies in Policy Area 13

For further detail, refer to ‘Additional Matters and
Investigations’ paper.

Revise DPA in accordance
with to ‘Additional Matters and
Investigations’ paper.

Detailed analysis of car parking standards, traffic
access and public transport options is essential in
each case.

The Development Plan policy requires development
to manage their transport impact. The Council Wide
Development Plan policy on parking rates will
continue to apply to new development. This
includes parking which is designed to minimise the
impact on the streetscape and adjoining
neighbours.

The locality is also well serviced by public transport
reducing the need for vehicular transport.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on Transport.

No change to DPA.
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Compliance with current plot ratio and building
heights and heritage status must be retained.

A lesson can be learned from Hyde Park, a turn of
the century heritage suburb in Austin Texas,
Adelaide's sister city. A popular church there started
buying up neighbouring historic bungalows and
demolishing them to create parking for its
congregation.

Noted. The DPA proposes other policies:to guide
density and built form. While plot ratio offers a
guantitative number, when used alone; it does not
provide for a clear built form outcome. Sites could
meet plot ratio however could have a poor building
form and poorly address design criteria such as
interface.

Each of the Institution and College sites are
proposed to be managed by series of site specific
policies and a.concept plan to enable compatible
development.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on Fostering Economic
Synergies.

No change to DPA.

High standard student accommodation could be
built on the former LeCornu site, or in the CBD.

Noted. This outcome is already possible under the
current Development Plan. This DPA does not seek
to limit those opportunities or focus all new student
accommodation on the sites within the DPA.

No change to DPA.

Endorses that 'residential amenity in North Adelaide
should be maintained and retained as primarily a
residential area’. The world-class heritage
properties of the area are central to that amenity
and should be given priority.

Residential amenity is paramount to ensuring
development is sensitive and complementary.

For detailed response, refer to ‘Additional Matters
and Investigations’ paper on Maintaining Residential
Amenity.

No change to DPA.

19.

Mary Jose
88 Finniss St
North Adelaide

North Adelaide is a unique heritage area. Itis one
of the first areas settled in South Australia and
contains many buildings of historic interest as well
as expansive parks and gardens. Itis a small and
unigue pocket that should be enhanced and
preserved. Adelaide is famous for our architectural
style and North Adelaide is asshowcase for this.

There is no need for large scale commercial
development within'the residential area of North
Adelaide and could be located elsewhere.

Student accommodation could be located in the city
near the university campuses which would be much
more convenient. There are many underutilized
buildings in the city that could be redeveloped for
this purpose.

The current height limit has allowed the successful

Noted. All of these sites are long standing colleges
and institutions that have a historic attachment to
the area. All of the sites have been in North
Adelaide for at least 50 to 150 years and have
made substantial investments in their properties.
They have a record of providing health and
education services to the community and add to the
variety of offer in these sectors as well as adding to
local employment. The uses are considered
important to the cultural heritage fabric of North
Adelaide.

The DPA does not actively encourage or introduce
further new uses on new sites but promotes
constrained growth to provide clear futures in the
planning policy for the long standing institutions and
colleges. It is not unusual for these uses to co-exist

Revise DPA in accordance
with to ‘Additional Matters and
Investigations’ paper.
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redevelopment on Jeffcott St at Aquinas College.
Helping Hand has large property holdings in Buxton
St that could be redeveloped to provide a larger
facility within the current guidelines.

Linear park, less than 5 minutes away behind the
brewery, offers many opportunities for development
for businesses such as Helping Hand. There are
large tracts of the Torrens in Thebarton that are
backed with ugly industrial properties and razor
wire. Surely sites such as these could be better
utilized encompassing the river location for
accommodation and aged care seen both up and
down the river from this location.

This is an opportunity for some creativity and vision
to create a better outcome for all instead of just
looking at the obvious and less creative options.

in residential areas.

Council considers there is a need to allow sensitive
development opportunities to continue enhance this
service provision and ensure the long term
competitiveness of these sites whilst enhancing
residential amenity.

A site by site approach has been provided to
consider the long.term contribution the sites make
to the health and education sectors. Where planning
policies have been amended, consideration has
been provided to ensure that they meet the guiding
principles!

The DPA will deliver opportunities for continued
services to the health and education sector.

For detailed response, refer to 'Additional Matters
and Investigations’ paper.

20. Karen Magraith The most important aspect of planning for large Agreed. To complement the existing pattern of No change to DPA.
52 Grays Road institutions and colleges in North Adelaide is the development, the Development Plan policy will
Ferntree planting and maintenance of trees, especially continue to require landscaped open space to be
old/large trees, and gardens, and open space.in provided. This will deliver a number of benefits
general. Native plants in particular provide important | including screening, habitat, landscape qualities and
habitat for birds and animals and maintain the reduce urban heat island effect.
beauty of the area for visitors and residents.
21. | Richard Parham Concerned about car parking implications Noted. Seek State Government to provide No change to DPA.

14 Figtree Court
North Adelaide

associated with the expansion of the institutions and
colleges in North Adelaide.

North Adelaide has serious parking.problems in,
particularly since the Adelaide Oval redevelopment
and the parking of hospital workers, have received
much publicity.

Suggests that development applications from all
large institutions and colleges in North Adelaide to
include sufficient on-site (preferably underground)
parking to provide for any increase in the number of
cars associated-with the development.

additional public transport to these sites to avoid
reliance on car parking and minimise demand for
on-street parking. Work with land owners to
progressively improve travel behaviour, deliver
public realm improvements and improved transport
and access outside the sites.

In reference to on-site parking, the DPA encourages
the provision of basement parking. The
Development Plan policy requires development to
manage their transport impact. The Council Wide
Development Plan policy on parking rates will
continue to apply to new development. This
includes parking which is designed to minimise the
impact on the streetscape and adjoining
neighbours.

For more detalil, refer to ‘Additional Matters and

Seek State Government
Support.
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Investigations’ paper on Transport.

Helping Hand Aged Care:

More residents mean more staff and more cars.
However, Buxton Street cannot take any further
impact from increased on-street car parking.
Supports the statement in the Helping Hand
Proposed DPA that ‘new development should
provide on-site car parking to cater for any
increased demand’. However, would prefer ‘must’
rather than ‘should’, and maybe also ‘underground’
could appear somewhere explicitly.

Currently Helping Hand has limited on-site parking
for workers and none for visitors, volunteers, or the
students.

The unrestricted parking section of Buxton Street is
full of cars all day every weekday. It is the nearest
street to Adelaide Oval that does not have event
parking restrictions, and is the route of the free
Connector bus, which has now increased in size
and doubled in frequency. All this in a narrow
residential street.

In favour of sustainable growth of the Helping Hand
and recognises the need for aged care places will
increase in future.

“As Above”

In terms of the wording “must”, the Development
Plan is not written in that way. It is guideline
document rather than a contract or statute. The
language is in accordance with the State Planning
Policy Library.

Refer to site specific response in the ‘Additional
Matters and Investigations’ paper on Transport and
Helping Hand Aged Care.

No change to DPA.
Seek State Government
Support.

22.

Claire Roberts
33 Strangways Terrace
North Adelaide

The historic and heritage significance of the North
Adelaide Historic Conservation Zone; a
predominantly residential area, must be respected
and protected. It would be regrettable if
development threatened the appearance and fabric
of the historic conservation area which contributes
to the economy through tourism and commercial
activity.

Agree. For a detailed response refer to ‘Additional
Matters and Investigations’ paper on North
Adelaide’s Acknowledged Heritage Value.

Revise DPA in accordance
with to ‘Additional Matters and
Investigations’ paper.

What is the meaning of a heritage conservation
zone if it is not'respected and enforced? North
Adelaide has'unique historic and heritage
significance and should preserve its significance for
future generations.

The purpose of the Historic Conservation Zone is to
ensure that the areas heritage values area not
diminished.

A site by site approach has been provided to
consider the long term contribution the sites make
to the health and education sectors whilst ensuring
the heritage values of the locality are not
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diminished.

For a detailed response refer to 'Additional Matters
and Investigations’ paper on North Adelaide’s
Acknowledged Heritage Value.

Developments by large institutions and colleges
should be assessed on a case by case basis and
not given approval to proceed based on perceived
"merit". They should abide by the same laws and
regulations as residents in relation to height, plot
ratio and other limitations, particularly as itis a
historic conservation zone.

Noted. However, the DPA involves reviewing the
policies in relation taeach site involved in the DPA.
A site by site approach has been provided to
consider the long term contribution the sites make
to the health and education sectors. Where planning
policies have been.amended, consideration has
beenprovided to ensure that they meet the guiding
principles some of which include: providing
economic synergies and maintaining residential
amenity.

For more detail, refer to ‘Additional Matters and
Investigations’ paper.

Revise DPA in accordance
with to ‘Additional Matters and
Investigations’ paper.

Car parking is a serious issue in the area and must
be incorporated into any development applications

The Development Plan policy requires development
to manage their transport impact. This includes
parking which is designed to minimise the impact on
the streetscape and adjoining neighbours.

In terms of the wording “must”, the Development
Plan is not written in that way. It is guideline
document rather than a contract or statute. The
language is in accordance with the State Planning
Policy Library.

For more detail, refer to ‘Additional Matters and
Investigations’ paper on Transport.

No change to DPA.

23.

David Ness
15 Finniss Court
North Adelaide

Changes to policies and development controls,
involving relaxation of height limits, plot ratio and
the like will represent a financial 'windfall' for the
institutions due to the considerable increase in land
values. It is extremely important that a proportion of
this unearned increment is captured by the ACC
and State Government to fund increased public
infrastructure and other public works such as public
spaces and amenities.

Noted. Value capture type arrangements are not
currently outlined under the Development Act 1993
and nor was this part of the scope of the DPA.
Nevertheless, it is intended that the value be
provided to the existing colleges and institutions to
provide for the health and education sectors, key
economic drivers within South Australia. Many of
colleges and Helping Hand provide lower cost
housing for students and the aged.

Revise DPA in accordance
with to ‘Additional Matters and
Investigations’ paper.

Increased densities will result in greater traffic flow,
and place astrain on ageing infrastructure such as

The economic benefit of these sites should also
provide benefits to the community.

No change to DPA
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