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1. Introduction

4.4 - Attachment 1

Fleurieu Health and Wellbeing Precinct
Planning Report

Jensen PLUS has been engaged by Troppo
Architects to provide advice and assistance in
relation to planning matters associated with the
development application for the construction of the
Fleurieu Health and Wellbeing Precinct at Chiton.

The precinct will be located on the corner of Ocean
Road and Waterport Road, Chiton, abutting the
existing Fleurieu Regional Aquatic Centre (FRAC).

This report has been prepared following a review of
plans and related documents that are to be
submitted with the development application.
Furthermore, site visits that included an assessment
of the surrounding locality, and discussions with the
Alexandrina Council and Fleurieu Regional Aquatic
Centre Authority have also informed the preparation
of this report.

Background

The land was predominantly used for broadacre
farming since European Settlement, up until the
division of the land approximately ten years ago to
facilitate the development of the Fleurieu Regional
Aquatic Centre. The land was donated to the
Councils by the Wright family to facilitate the
development of this important regional community
facility, and formed part of the development of a
broader community precinct in this location,
facilitated by the rezoning of the land from Rural to
Community Facilities Policy area (within the previous
Development Plan framework).

Over the past 20+ years the landowners have planted
thousands of trees along the site’s north, east and
southern borders, as part of the neighbouring
Beyond Estate development. These trees are now
mature and surround the site.
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2. Site + locality assessment

The Subject Site The three land parcels are undeveloped, excluding a
shed housing a bore pump on the most northern land

parcel. The parcels are surrounded by an established
tree line along the northern, eastern, and part of the
southern boundaries, with a fig tree centrally located
and bordering the northern and middle land parcels.

The subject land is located at 1, 3 and 5 Fringe-Lily
Place, Chiton.

The site contains three land parcels, identified from
north to south in the below image as CT6181/105,
CT6175/320, CT6175/321. An access road traverses a
fourth land parcel (FRAC’s land parcel), which is a
public road for both access and car parking provision
and has the following title CT6175/318. All four land
parcels are in the Community Facilities zone.

The site has a minor fall toward the southeast.

The neighbouring FRAC site faces onto and is
accessed by both Waterport Road and Ocean Road,
with the main structure located in the site’s
approximate centre.

The site’s carparking is located to the north, west and
south of the main buildings and are all linked together
via internal roads.

Fringe-Lily Place runs along part of its eastern
boundary and is separated from the FRAC facility
through a landscaped swale and outdoor recreation
and BBQ areas.

The southern end of the site includes large open
spaces, a creek (that connects to the swale along
Fringe-Lily Place), and the continuation of the
proposed development site’s southern tree line.

The FRAC site’s northern and southern boundaries
run along the same line as the proposed site’s

- e furthest northern and southern boundaries.
s, red boundaries and FRAC’s land

Aerial photo of subject site’s land parcel
parcel, yellow boundary (SAPPA).

—

The three land parcels combine to make a roughly
rectangular shape, with Fringe-Lily Place removing a
crescent section from the western boundary.

The site fronts onto Waterport Road (two-lane road),
with the site’s visibility largely concealed from the
road due to the established tree line that runs along
the approximately 155 metre frontage. The site is
accessed off Waterport Road via Fringe-Lily Place, AR T S I e e S R
along with the neighbouring FRAC facility. E’Z(r);(w):tr;or;?rirg(l)z;zd parcel showing establish tree line screening the site

Fringe Lily-Place runs along a section of the site’s
western boundary and separates the site from the
FRAC facility. The Place is a newly constructed two-
lane cul-de-sac that includes two pedestrian
crossings that connect the proposed development to
the FRAC site (although both crossings have no
connections due to landscaping and swale along the
western edge of Fringe Lily Place).

A
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The Locality

The proposed Fleurieu Health and Wellbeing Precinct
is located approximately 2.0 km northwest and 3.5
km northeast from Port Elliot’s and Victor Harbor’s
nearest residential areas.

The surrounding locality comprises of an industrial
area to the north (opposite side of Waterport Road),
the FRAC facility to the immediate west with
residential housing up the hill further west (opposite
side of Ocean Road), farming and rural living lands to
the east and south, with the Beyond estate
positioned further south along Ocean Road, and
separated from the site by a creek and open space
system that runs into the wetlands associated with
the estate.

The northern industrial area is visually blocked by an
established tree line, however, there are some
locations along the tree line that allow impeded views
from the site to the industrial area. The industrial
area contains a mixture of single and double-storey
steel structures (including sheds) on large allotments.
The area contains a variety of light industry uses
including interior fabrication businesses and a
mixture of shops, such as a café and other
professional business, such as exercise physiology.

Photo of site’s southern land parcel showing the eastern tree line and -
southern clearing. Photo taken from within the site looking south.

2B None of these businesses are accessed from
s Waterport Road, with their structures backing onto
e - : the road.

The closest EPA licenced premises are:

Waste Recovery Facility (skip bin hire place) and
waste transport business (category B), Licence

‘ : A No. 20422, approximately 30o0m northwest of the
Photo from the site Iooklngwes ar s the abu ing RA aclity ad site.

Fringe-Lily Place Crushing, grinding, or milling works (agricultural
crop products), Licence No. 51735, approximately
200m north from the site.

Petrol station, Licence No. 50859, approximately
240m northwest of the site.

Concrete batching works, Licence No. 50049,
approximately 470m northwest of the site.
Waterport Road runs along the site’s northern
boundary and does not contain any formalised
footpaths or kerbing in front of the site. The
Waterport Road/ Lincoln Road intersection is in front
of the site, which provides access to the industrial
area. Waterport Road is 8okm/hr in front of the site.

The eastern farming land is undeveloped and used
for broadacre farming. The subject site is visually

Photo of northern tree line and existing shed in the site’s northeast corner screened from the farming land due to the tree line.
423There are a few dwellings that are located within the
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rural living lots along Mentone Road, with the closest
dwelling located approximately 30om east of the
site.

The area south of the site is undeveloped and
contains a large basin, low-lying vegetation and is
partly surround by trees. Although undeveloped it is
zoned as rural living. The area to the south can be
accessed from the site through an opening in the tree
line, with an open post and wire fence separating the
two areas. Further south of the basin is an open
vegetated setting that separates the site from the
southern residential areas

The site’s western boundary borders on the newly
constructed Fringe-Lily Place and FRAC facility. The
facility is a contemporary structure that is
accompanied by landscaped carparks and swales and
is supported by designed outdoor areas that include
BBQ and play areas. The facilities services, plant and
rainwater tanks are concealed to increase the site’s
overall presentation. A walking path links the site’s

Fleurieu Heajthgnd %ﬁﬁmfxggﬁt 1

eastern BBQ areas to its southern carpark. The site’s
carparking is located north, west, and south of the
site’s main structure and all carparks are connected
together. The site is accessed to the west via Ocean
Road and north via Fringe-Lily Place that connects to
Waterport Road. The facility includes a 25-metre
pool, rehabilitation pool, outdoor splash park, gym,
outdoor play area, café, and BBQ areas.

The southwestern Hayborough residential area is
located on the western side of Ocean Road. The area
is constructed uphill from an open space and basin
area that fronts onto the Waterport Road/ Ocean
Road corner. The residential area contains large
mostly single storey dwellings and is visually blocked
from the proposed site due to the FRAC facility and
southern and western tree lines The southern Chiton
residential area, Beyond Estate, is separated by the
proposed facility through the dense southern tree
line.
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Photo of Waterport Road section in front of site

Photo of FRAC's car park entrance and Hayborough ridential development
(photo taken from FRAC's car park)

Photo of industrial area north of Waterport Road
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3. Proposal
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Nature of the development

The proposed development is for a Health and
Wellbeing Precinct spread across several buildings
comprising the following land uses:

_ childcare

_ day surgery

pharmacy

specialist suites

radiology services

short-term accommodation (for respite, layover,
recovery)

multipurpose areas, including the wellness
commons and wetland suites to house ancillary
health providers consulting rooms. These may also
include rehabilitation treatment areas such as a
small gym and in-house Pilates classes

café and gallery

art/ artisan spaces supported by food and
beverage facility (potentially in the form of small
food sales, restaurant, cellar door type facilities.

The site is laid out with a ring road and carpark area
with the buildings separated by a spacious natural
landscaped setting which including a lake and small
streams. The intent is to create a spacious precinct
that allows people to easily navigate their way
through the landscaped paths and water elements
and connect with nature to promote health and
wellbeing and assist with healing.

Other development elements include roof-mounted
solar panels.

The development will spread out over the three land
parcels and with the development’s landscaped areas,
access road and parking, and not its structures
slightly encroaching onto the FRAC land parcel.

The site’s structure will be a mixture of double and
single storey, constructed from a combination of
concrete, timber, and steel where appropriate to
reflect the natural setting. Verandahs and canopies
will be scattered across the site providing shade and
comfort to people traversing the site.

Structures will include large windows and openings,
use earthy tones and materials and vegetation to
further increase the connection with nature and the
environment.

The proposed health and wellbeing precinct intends
to reduce the area’s existing shortfall in specialised
health services, and facilities, including access to
health specialists. The precinct will include short-
term accommodation to encourage specialists to fly-
in’, stay for a short-duration and service the area’s
community. The site’s accommodation also provides
a chance for regional patients to remain on site for
treatment, instead of needing to undertake long,
sometimes successive, and expensive journeys to
other area’s such as Adelaide for treatment.

The inclusion of a childcare, food and beverage and
multipurpose facilities provides additional amenities
for staff, visitors, and patients to create a well
serviced precinct. But also links to and complements
the FRAC facility.

Car parking and access

The site will contain 272 carparks that are mostly
located along the sites eastern and southern
boundaries, with additional carparking located along
Fringe-Lily Place and near the childcare centre and
northern accommodation building.

The development will create a ring road that is
accessed off Fringe-Lily Place. The ring road will run
in front of the childcare centre and connect to the
site’s eastern and southern carparking areas. The ring
road will reconnect to the proposed extended Fringe-
Lily Place and FRAC site’s southern carparking area.

A new access point is proposed off Waterport Road
that will access the site’s eastern carparking areas.

A report has been prepared Tonkin dated 2 of March
2023. The report noted the following access
treatments are required for the proposed
development:

An Extended Design Domain, approximately 6om
long running east from the Waterport Road/
Fringe Lily access is required.

A short, 55m, auxiliary left turn lane is warranted
at the Left In/Left Out access, with a stop sign
required at the Lincoln Road intersection.

A 120m long auxiliary left turn lane is required at
the Waterport Road/ Ocean Road intersection.
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Soil contamination

Greencap has prepared a Preliminary Site
Investigation report, dated February 2023, as well as
a Site Contamination Declaration Form, dated 6
February 2023.

The report’s findings were based on a combination of
a desktop review of aerial photographs, certificate of
titles, historical searches relating to the site, EPA
searches, agency information, as well as an interview
with the landowner and site visit on the 19t of
January 2023.

The site was predominantly used for broadacre
farming since early European Settlement up until the
present day.

A review of the EPA Site Contamination Index found
there were no notifications or reports relating
directly to the site. The nearest listing relates to a
Section 83A notification for a works depot located
approximately 648m southwest of the site.

The report identified no potentially contaminating
activities (including from industrial processes,
chemical storage and transfer, raw materials used
and products spills, losses, incidents and accidents) as
defined by the State Planning Commission’s Practice
Direction 14 and a low likelihood of any complete
source-pathway-receptor linkages regarding the
site’s proposed land uses.

The historical review found no activities of interest
on adjacent land.

Fleurieu Heajthand %ﬁﬁ%@gﬁt 1

The report concluded that Greencap did not identify
any evidence of site contamination that would
preclude the site from the proposed mixed-use
development.

Landscaping + Native Vegetation

The proposal will remove some of the eastern and
southern trees to accommodate the proposals
carparks and access paths. These trees are not native
to the site but were planted by the owners over the
past 20+ years. From the Native Vegetation Act 1991
Part 1(3) - Interpretation of native vegetation, part b),
a plant intentionally sown or planted by a person
unless the plant was sown or planted -
(1) in compliance with a condjtion imposed by
the Council under this Act or by the Native
Vegetation Authority under the repealed Act,
or with the order of a court under this Act or
the repealed Act; or
(i) in pursuance of a proposal approved by
the Council under Part 4 Division 2, or
(iia) in circumstances involving the use of
money paid into the Fund for the purpose of
achieving a significant environmental benefit;
or
(1) in compliance with a condition imposed
by a Minister, statutory authority or
prescribed person or body under—

As the treeline was planted by the owners and not
due to the above conditions, the overlay does not
apply to the removal of these trees.
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4. Development Plan Assessment

Procedural matters

The subject land is located within the Planning and
Design Code’s (the Code) Community Facilities zone,
as shown below.

ZE)nes (SAPEAj .

The following overlays are applicable to the relevant
land parcels:

Environment and Food Production Area
Hazards (Bushfire - Medium Risk)
Hazards (Flooding)*

Hazards (Flooding - General)

Hazards (Flooding — Evidence Required)”
Native Vegetation

Prescribed Water Resources Area

_ Water Resources

*Only applies to CT6175/318 (FRAC site) and minor
encroachment to CT6181/105

“Only applies partly to CT6175/321

With the following technical and numeric variations
(TNVs) apply to each land parcel:

Maximum Building Height (Metres) (Maximum
building height is 12m)

Maximum Building Height (Levels) (Maximum
building height is 3 levels)

Having determined how the development is defined
the Community Facilities Zone’s tables were
subsequently examined to determine the
categorisation of the proposal and the following
conclusions have been reached:

A

The nature of the development applied, including
all its elements and proposed structures, are not
completely referenced in Tables: 1 (Accepted
Development Classification) or 2 (Deemed-to-
Satisfy Classification)

A Shop is referenced within Table 4 (Restricted
Development Classification), however, with the
exclusion of shops in the form of a restaurant or
where the gross leasable floor area is less than
1,000m’ and therefore does not apply to this
proposal. The proposal contains restaurant type
land uses including the Juice Bar, 264m? and the
Café section of the Food, Beverage & Arts
building, approximately 415m?3, with the shop
component of the Food, Beverage & Arts building
approximately 547m2, less than the restrict size.
Accordingly, the proposal is a Performance
Assessed Development as it falls within the ‘All
other Code Assessed Development’ class of
development specified in Table 3 (Applicable
Policies for Performance Assessed Development).
This requires the proposal to be assessed on its
respective merits against the relevant provisions
of the Code.

Some of the development’s proposed elements
including ‘Office’ and ‘Consulting Room’ are
included in table 3 and will be assessed against the
relevant polices.

A review of Table 5 (Procedural Matters -
Notification) indicates that the application is
subject to public notification.

Land uses

Community Facilities Zone: DO 1; PO 1.1, 1.2, 1.3, 1.4,
1.5.
Environment & Food Production Area Overlay: DO 1.

The Zone intends to provide a range of community,
recreational and health care uses to the community.

The proposed health and wellbeing precinct will
provide a range of health land uses, services, and
facilities to support the community, including day
surgery, x-ray rooms, radiology, consultation rooms
and specialist suites. With other subordinate facilities
including cafes, common/ multipurpose areas (used
by allied health professionals to provide areas for
rehabilitation, health services etc.), administration/
offices, and childcare centre there to provide staff,
visitors and patients with amenity and are ancillary

428
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to/ support the precinct’s main health and wellness
function.

The site is proposing short-term accommodation,
although the site is in the Environment and Food
Production Area Overlay, the overlay does not speak
against this type of accommodation and permits
short-term accommodation, such as for tourism. This
is comparable to the proposed development’s short-
term accommodation, which is there to support the
health and wellbeing precinct’s functionality in the
following ways:

Attracting specialists to attend and stay at the
facility, allowing them to treat numerous clients/
patients per visit.

Providing a place for regional and travelling
patients to stay while being treated or recovering
from a procedure.

Providing a place for visitors to stay while visiting
patients, the facility etc.

The site’s ancillary/ subordinate food and beverage
(shop) land uses provide amenity for the precinct, as
well as provide additional services for the wider
community and visitors of the neighbouring FRAC
site. PO 1.2 Shops including restaurants are of a scale
that is subordinate to the principal community use of
the land. This context also needs to consider the
FRAC site, with the proposed development’s Food,
Beverage & Arts building serving both sites.

Building form + Layout

Community Facilities Zone: PO 2.1, 2.4.
Design in Urban Areas: DO 1, PO 1.1, 1.4, 1.5, 2.1, 2.2,
23,41, 4.2, 4.3, 5.1, 14.2.

The Code intends for development to respond to its
natural surroundings and positively contribute to the
area’s character. These elements should be reflected
in the development’s external appearance and form
of buildings, while not impeding on safety or the
environment.

A key design feature of the precinct is to create a
setting that reflects and connects with the
surrounding natural environment. The proposed
structures incorporate earthy tones, natural materials
(such as timber and natural stone), and green walls
(internal and external) to reflect the surrounding
natural setting and support health and wellbeing
through biophilia.

The use of verandahs and trees for shade, native
plants, roof-top solar panels, window orientations

Fleurieu Heajthand %ﬁﬁ%@gﬁt 1

and WSUD features improves the precinct’s
environmental performance and promotes
sustainability.

The inclusion of water elements, such as the lake and
waterways perform several tasks including flood
mitigation, stormwater detention, reducing
temperatures and providing white noise to assist in
healing.

The precinct is connected through an internal
network of landscaped and shaded walking paths,
with vehicle access and parking located along the
precinct’s boundaries. This layout reflects the
precinct’s health and wellbeing intent through
promoting walkability, reducing noise, and increasing
pedestrian safety. With the development’s spread-
out layout and use of large windows/ opens providing
additional surveillance.

A variety of ancillary land uses including multipurpose
areas and large outdoor spaces provide locations for
people to be active, bond, relax and heal. The
precinct’s naturalistic theme extends throughout
these areas, with the development’s variety of water
elements, landscaping and built form provides
different settings to accommodate the site’s diverse
visitors.

The proposal contains a mixture of single storey and
double storey structures, with the maximum
structure height being 10.9 metres. Therefore, the
structures do not exceed the area’s 12 metre and 3
levels TNVs. These heights, along with the fact that
there is extensive vegetation around the perimeter of
the site means that they are largely not going to be
visible from the surrounding locality, despite the
rising landform to the north (industrial estate) and
west (Hayborough neighbourhood).

The proposed development is setback from all
boundaries and screened from surrounding
residential and industrial areas due to the treeline.
This reflects the open and spacious feel of the
development, without impacting on the site’s visual
amenity.

Individual structures do not encroach on more than
one land parcel. This allows for development to be
staged via land parcels (if needed) and prevents
potential future development impacts from arising,
e.g., setback requirements.

429
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Interface management

Interface between Land Uses: DO 1; PO 1.1, 1.2, 2.1, 3.1,
3.3 4.3 6.1, 6.2, 9.1, 9.6.

The Code intends for development to be designed
and located to mitigate adverse effects on
neighbouring areas and within the site’s different
areas/ land uses.

The site contains sensitive land uses in the form of a
childcare centre that need to be protected from
adverse impacts. From the surrounding EPA licenced
land uses, only the Crushing, grinding, or milling
works (agricultural crop products) is located within
the EPAs buffer distance which requires a separation
of 300m, which is more than the approximate gap of
200m between the sites and approximately 240m
between the structures. However, this business is a
petfood store called Stockfeeds R Us and would not
be expected to create a nuisance that would impact
on the site’s proposed sensitive use areas.

The north-western Waste Recovery Facility and
waste transport business is located the required
300m distance, however, this is a skip bin business
and would not be expected to create a nuisance that
would impact on the site’s proposed sensitive use
area. Therefore, the site would not be adversely
impacted by surrounding businesses.

The site’s land parcels are not adjacent to residential
land uses or neighbourhood type zones. The
exception being the proposed load and ring-road on
the FRAC site. However, any lighting required for the
site will be aimed toward the ground to prevent light
spill from impacting on motorists, pedestrians, and
the site’s short-term accommodation areas.

The spacious layout prevents roof-top solar from
being impacted by overshadowing.

The site’s proposed retail and professional land uses
will operate during standard business hours, with the,
thereby not disturbing the site’s sensitive receivers
(short-term accommodation). The Food, Beverage
and Arts building trades until 10pm, however, the
building is located approximately 130m away from
the closest apartments used to house patients and is
also blocked by the development’s other structures.
These conditions also provide privacy to the
accommodation areas.

The Food, Beverage and Arts shops, including
restaurant, are not restrained by DTS/DPF 2.1,

A
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however, the building’s Studio Lofts (second storey),
will not be unreasonably impacted by the facility.

The established dense eastern tree line provides
noise, dust and spray protection between the
precinct and the farming activities, thereby, allowing
both to simultaneously occur.

Access + car parking

Design in Urban Areas: DO 1, PO 7.2, 7.3, 7.4, 7.5, 7.6,
7.7

Transport, Access and Parking: DO 1, PO 1.1, 1.2, 1.3,
14, 21,22, 31,33, 34, 35 38 39,41, 51, 6.1, 6.3,
6.4, 6.5, 6.6, 6.7, 8.1, 8.2.

The Code seeks that the development should create
safe and effective/ efficient vehicle movements for
pedestrians and motorists, and seamlessly integrates
with the existing road network without adversely
impacting on this network. Carparking areas should
be well presented and provide shade and vegetation
to soften their appearance and increase
environmental performance and amenity.

The site’s carparking is located along the
development’s periphery, which includes installing car
park spaces along Fringe-Lily Place. There is an strip
of ‘internal’ car parks that located in front of the
north-eastern accommodation building.

The development includes several walking paths that
connect the site’s facilities to the surrounding car
park areas. The facilities are also connected to each
other through a network of landscaped and shaded
pathways.

The two existing pedestrian crossings on Fringe-Lily
Place will be retained, with other traffic calming
mechanisms installed across the development,
including slow points to increase pedestrian safety.

The road and pathway layout allows patients, visitors,
and staff to walk or be driven in close proximity to
facilities if needed, which increases safety by
reducing pedestrian interaction with vehicles and is
beneficial to the facilities patients who may benefit
from being driven to treatment areas.

The car park areas will contain vegetated verges and
islands, as well as be bounded by the established tree
line. The combination of existing and new vegetation
will soften the car parking appearance, provide shade,
reduce heat absorption and allow water filtration.

430
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The car park area will include dedicated disability
spots scattered across the site. This is due to the
proposed car park layout that surrounds the
development, thereby, allowing convenient and easy
access for people using the facility’s many services.

The site’s relatively flat surface, car park layout and
proposed walking network that links all the proposed
structures together supports universal access and
makes it easier and convenient for all people using
the site.

An internal ring road will be created within the
development that connects Fringe-Lily Road to the
site’s secondary proposed entrance off Waterport
Road. The ring-road loops around the proposed
development and connects to the proposed extended
Fringe-Lily Place and FRAC’s rear carpark, thereby,
creating three entry and access points for the
development. With the access and ring-road able to
support the development’s intend vehicles, including
a 14.5m rigid bus and 12.5m vehicle.

The internal ring road runs along the childcare
centres frontage and incorporates a slip lane to allow
for ‘kiss and drop’. This function will allow parents to
drop their kids off without impeded on the site’s
traffic flow. Car park spots are also located next to
the childcare centre for longer stays.

A report has been prepared by Tonkin, dated 2 of
March 2023.

Tonkin assessed the proposal’s car park
requirements and impact on the existing road
network based on relevant Australian Standards and
sections of the Code.

Tonkin analysed the proposed development’s car
park supply against the relevant provisions of the
Code and relevant Australian Standards (visitor
parking aligning with short term city and town centre
parking, parking stations, hospital and medical
centres) to determine a minimum car park
requirement of 271 car parks. The proposed
development will satisfy this by supplying 272 spaces
that are scatted across the development. Eight of the
supplied car parking spaces will be for disabled
access and the proposal will provide 14 bicycle
parking spots as determined by the Code.

Tonkin applied worst case scenarios (100%
development capacity) to determine the proposal’s
impact on the surrounding road network. The report
calculated that the proposed facility would
experience 2,522 movements (1261 in and out) during
typical weekdays (reduced on weekends).

A
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The proposed development will increase both
Waterport Road and Ocean Road'’s vehicle
movements. However, the surrounding road network
can support the additional traffic and does not
require additional mitigation strategies e.g.,
roundabouts or traffic signals, however, a few slip
lanes to cater for the increase in traffic movements.

The report found that the Level of Service for the
Fringe Lily/Waterport Road access will increase post
development from a B to a C (delay increase of
10seconds) and the Level of Service for the proposed
Left in/Left Out Access at Fringe Lily and Lincoln
Road Intersection will increase post development
from a C to a D (delay increase of 11 seconds). The
entire development will only be experiencing a DOS
increase of 0.05. Tonkin concluded that the
surrounding road network can support the additional
traffic and does not require additional mitigation
strategies e.g., roundabouts or traffic signals.

The report found that there is a relatively nominal
post development distribution change and would not
significantly alter how Waterport Road and Ocean
Port Road operate in terms of their road functions.

Landscaping + Native Vegetation

Native Vegetation Overlay: DO 1, PO 1.1, 1.2, 1.4.
Design in Urban Areas: DO 1, PO 3.1.

The Code intends for development to reflect the
natural setting through landscaping that provides for
community health, appearance, and amenity, and
reduces temperatures while protecting existing
natural vegetation.

The proposal seeks to incorporate greening through
a variety of ways, including along paths, within
carparks and recreational areas. The proposal will
include a mixture of trees and low-lying vegetation to
soften the built form and provide interest and colour,
and connect the facility to the surrounding natural
context.

The proposal will seek to include native vegetation to
reflect the local context and setting, which includes
the existing treelined boundary. Although some of
the existing trees along the eastern and southern will
be removed to accommodate the proposals carparks
and access paths. Majority of the site’s treeline will be
maintained and continue to form a dense treeline
that is part of the site’s character.

The development’s structures will overlook the
vegetated areas through large windows and openings
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to increase the interaction between people and
nature, which helps support healing through biophilia.

The variety and scattering of vegetation across the
site will increase amenity through providing shade
and lower temperatures that will encourage people
to walk and be active, which are benefits to health
and wellbeing. The scattered vegetation will also help
to increase the area’s biodiversity and maximise
stormwater infiltration.

Stormwater management +
Flooding

Hazards (Flooding — General) Overlay: DO 1;, PO 1.1,
2.1

Hazards (Flooding — Evidence Required) Overlay: DO
7, PO 1.1, PO 2.1.

Prescribed Water Resources Area Overlay: DO 1; PO
1.2

Water Resources Overlay: DO 1, 2, PO 1.1, 1.2, 1.3, 1.5
Design in Urban Areas: DO 1, PO 42.1, 42.2, 42.3.

The Code seeks that development does not impact of
the existing hydrological systems by altering
predevelopment flows, creating a flooding hazard
through altering surfaces, impacting on water quality
and disrupting any downstream water requirements.

Buildings housing vulnerable people need to be
designed and sited away from flood prone areas and
allow for easy egress in case of a flooding event.

The proposed development incorporates large areas
of vegetation scattered across the development that
will help to manage stormwater to pre-development
flows. The proposed development’s lake will provide
additional retention to prevent increases in pre-
development flows, while providing an avenue for the
area’s stormwater to connect to the existing
watercourse.

The development’s stormwater treatments located
either via GPTs for the car park or within the open
swale and water bodies will improve stormwater
quality to acceptable levels before making its way
into the lake and existing watercourse. Additional
water quality control measures will be placed at the
lake’s outlet to maintain water quality prior to
discharge into the existing creek.

The development’s short-stay accommodation
buildings are located out of the Hazards (flooding —
General) Overlay, which minimises the likelihood of
these structures from being impeded by potential

Fleurieu Heajthand %ﬁﬁ%@gﬁt 1

ring-road, which will allow for easy access and egress
in case of a flood. Part of the childcare centre is
located within the flooding overlay, however, the
structure’s design/ sitting, such as floor heights, will
consider the 1% AEP flood event.

The scattering of vegetation and artificial water
bodies will help reduce urban temperatures due to
climate change and will provide additional areas for
native fauna.

Site Contamination
Site Contamination: DO 1, PO 1.1

The Code intends land is suitable for proposed uses,
which includes considering site contamination.

The potential mixed-use site contains land uses,
including a childcare and short-term accommodation
that are considered a more sensitive use then the
site’s predominate broadacre farming history.

Greencap performed a Preliminary Site Investigation
on the proposed development’s land parcels, which
include a combination of a site visit, interview with
the land-owner and a desktop analysis of historical
data and photos. From their investigations Greencap
did not identify any evidence of site contamination
that would preclude the site from the proposed
mixed-use development, which includes more
sensitive land uses.

Bushfire Prevention

Hazards (Bushfire — Medium Risk) Overlay: DO 1, 2;
PO 1.1, 21,31, 32, 33, 51,52, 53.

The Overlay intends for development to respond to a
medium level bushfire risk through building design
and layout that facilitates access for emergency
vehicles to protect lives and assets from bushfire
danger.

The proposed layout locates the development’s
carparking and internal ring road to the stie’s
periphery, which provides a buffer to the
development’s structures.

The proposed Waterport Road entrance provides an
additional entrance and access point to the site, with
the internal ring road linking to the two existing
access points via Fringe-Lily Place and the FRAC's
carparks.

flood waters. The habitual buildings are sited near the432
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The building designs reduce the ability to trap
embers by being located on the ground and through
the openness of ancillary structures, such as,
verandahs.

The land uses containing sensitive receivers are
located near the internal ring road and can leave the
site through at least three access points that are all
able to accommodate fire fighting vehicles. The
internal ring road and access points are designed to

allow for efficient emergency vehicle movements and

fast and effective egress for the site’s users, which is
supported by the site’s relative flatness.

The site will have consistent access to water supply
for firefighting purposes through the ability to utilise
the basin which will be a permanent water body. A
pump and connection point can also be connected to
the basin to allow for firefighting purposes.

433
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5. Conclusion

Fleurieu Heajthand %ﬁﬁ%@gﬁt 1

The proposed development is for a Health and
Wellbeing Precinct, which includes the construction
of a childcare, day surgery, chemist, specialist suites,
radiology services, short-term accommodation,
multipurpose areas used for ancillary health
professionals, such as occupational therapists, mental
health professionals etc., food and beverage shops,
ring road and carpark areas, and natural areas,
including artificial waterbodies.

The proposed development provides the community
with much needed specialised health and wellbeing
facilities and services. The inclusion of short-term
accommodation will provide regional patients and
visitors a place to stay for treatment and encourage
specialists to stay for short-durations and treat
several patients at once.

The high amenity development will provide ancillary
land uses, including a childcare and food and
beverage places that will service the patients, staff,
and visitors, which include FRAC visitors. Importantly,
the facility complements and adds value to the
existing FRAC facility and further benefits the
community within the region.

The proposal’s form, scale, material selection, layout
and inclusion of a variety of landscaping and

waterbodies has considered the surrounding natural
locality and attributes that support health and
wellbeing to aid in patient recovery. The development
responds to its setting, and is designed to sit within
the locality with minimal intrusion and visibility.

The proposal’s land uses, access points and ring-road
has integrated with the surrounding road network
and existing FRAC facility to create a holistic/ well-
functioning site. The ring-road also provides a buffer
in case of fire and a new access point to increase
traffic efficiency.

The proposal’s quantity of landscaping and inclusion
of waterbodies will provide stormwater management
that maintains and improves the site’s current water
quality and avoid impacts of peak water flows on
downstream areas.

The development is considered to not be seriously at
variance with the Code. Indeed, the proposal is
considered to largely achieve the relevant
performance criteria of the Community Facilities
Zone, relevant Overlays, TNVs and the General
Provisions. As such, is highly worthy of Planning
Consent.
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Planting Sections Plant List
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Section Trees Shrubs Grasses Groundcovers Climbers Aquatics
Children’s garden | Eureka lemons; Valencia Adenanthos sericeus; calistemons Myoporum parvifolium; Nil
Orange; Liriodendon fastiagata | various; ; westringia various; grevillea | Anigozanthos various | Eremopbhila glabra; Trachelospermum
ioht- . _ ii jasminoides; Pandorea
Corymbia ficifolia; Eucalyptus ;rj[oo:llgft:t, tina: I . Dianella various; Carpobrotus rossii jasminoides
lehmannii achys byzantina, scaevola various, lomandra longifolia ; Rosmarinus officinalis o
. Banksia integrifolia prostrate; . 'p ' Hardenbergia violacea;
Eucalyptus youngiana Eureka Kikuyu rostratus _ .
Hibbertia scandens
Fig tree court Existing 100year old fig and Westringia various; grevillea Eureka Kikuyu Myoporum parvifolium; Nil

garden

pear tree

moonlight; scaevola various

Rosmarinus officinalis
'Prostratus’; Eremophila
glabra; Carpobrotus rossii

Trachelospermum
jasminoides; Pandorea
jasminoides

Hardenbergia violacea;
Hibbertia scandens

Roads parking
verges lake edge

Chinese Elms; Tuckeroo;
Robinia; Eucalyptus torquata
Eucalyptus youngiana;
Angophora costata

Grevillea moonlight; scaevola various;
calistemons various

Anigozanthos various;
Eureka Kikuyu (sterile,
dwarf) ; Lomandra
longifolia ; Dianella
various ; Ficinia nodosa

Myoporum parvifolium
;Rosmarinus officinalis
'Prostratus’; Eremophila
glabra; Carpobrotus rossii

Hibbertia scandens

Nardoo; Nymphoides
Geminata; Mentha
diemenica; Nymphoides
Indica; Curly effusus;

Japanese lake
garden

Parrotia persica

Azalea various; lomandra longifolia;
acacia cognata limelight; Correas
various; Banksia integrifolia prostrate

Lomandra longifolia

Trachelospermum
jasminoides; Pandorea
jasminoides

Hardenbergia violacea

Nardoo; Nymphoides
Geminata; Mentha
diemenica; Nymphoides
Indica; Curly effusus;

Ephemeral
wetland garden

Corymbia ficifolia;
Allocasuarina verticillata

Banksia integrifolia prostrate

Lomandra longifolia;
Ficinia nodosa;
Anigozanthos various

Myoporum parvifolium;
Rosmarinus officinalis
'Prostratus’; Eremophila
glabra; Carpobrotus rossii

Trachelospermum
jasminoides; Pandorea
jasminoide;

Hardenbergia violacea

Nardoo; Curly effusus;

Commons Robinia; Quercus coccinea Eureka Kikuyu(sterile Myoporum parvifolium; Nil
Garden Allocasuarina verticillate dwarf) Rosmarinus officinalis

Eucalyptus torquate 'Prostratus’; Eremophila

Eucalyptus youngiana Lomandra longifolia glabra; Carpobrotus rossii

Angophora costata
Sensory dry creek | Magnolia various; Corymbia Muraya; Aloysia triphylla ; Adenanthos Myoporum parvifolium; Nardoo

garden

ficifolia; Eucalyptus
lehmannii; Eucalyptus
torquata ; Allocasuarina
verticillata ; Eureka Lemon ;
valencia orange

sericeus; Stachys byzantina; rosemary
various; lemon myrtle; Prostanthera
sieberi; Banksia integrifolia prostrate;

Lomandra longifolia;
Ficinia nodosa;
Anigozanthos

Carpobrotus rossii;
Rosmarinus officinalis
'Prostratus’; eremophila
glabra;

Trachelospermum
jasminoides; Pandorea
jasminoides

Hardenbergia violacea;
Hibbertia scandens
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PARKING KEY

PUBLIC PARKING

PARKING

=
— STAFF/SERVICE
]

LOADING ZONE

PARKING DREAKDOWN

NO. PARKS

140 PUBLIC (INC DISABLED PARKS)
121 PRIVATE (INC DISABLED PARKS)
10 LOADING ZONES/ PARKS

211 TOTAL

troppo 7
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RADIOLOGY
RADIOLOGY
RADIOLOGY
RADIOLOGY
RADIOLOGY
RADIOLOGY
RADIOLOGY
RADIOLOGY

SOUTHMEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -

SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTHMEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTH MEWS -
SOUTHMEWS -
SOUTH MEWS -
SOUTH MEWS -
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GROUND
GROUND
GROUND
GROUND

UPPER
UPPER
UPPER
UPPER
UPPER
UPPER
UPPER
UPPER
UPPER
UPPER
UPPER
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8§ m?
2m
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93 m?
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ROOM SCHEDULE

CLEANER SPECIALISTS -
EAST CIRCULATION SPECIALISTS -
FIRE STAIR EAST SPECIALISTS -
FIRE STAIR WEST SPECIALISTS -
LIFT SPECIALISTS -
MEZZANINE SPECIALISTS -
STAFF BATHROOM/ CHANGE SPECIALISTS -
SUITE7 SPECIALISTS -
SUITE 8 SPECIALISTS -
SUITE9 SPECIALISTS -
SUITE 10 SPECIALISTS -
SUITE 11 SPECIALISTS -
SUITE 12 SPECIALISTS -
SUITE 13 SPECIALISTS -
TOILETS SPECIALISTS -
WEST CIRCULATION SPECIALISTS -
BINS SPECIALISTS -
CAFE SPECIALISTS -
CAFE BOH SPECIALISTS -
CAFEWC'S SPECIALISTS -
CLEANER SPECIALISTS -
COOLRM SPECIALISTS -
CRATES SPECIALISTS -
DISWC SPECIALISTS -
EAST CIRCULATION SPECIALISTS -
FIRE STAIR EAST SPECIALISTS -
FIRE STAIR WEST SPECIALISTS -
FOYER/RECEPTION SPECIALISTS -
LIFT SPECIALISTS -
PATHOLOGY SPECIALISTS -
PHARMACY SPECIALISTS -
STAFF BATHROOM/ CHANGE SPECIALISTS -
SUITE 1 SPECIALISTS -
SUITE2 SPECIALISTS -
SUITE3 SPECIALISTS -
SUITE 4 SPECIALISTS -
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COMMONS-SUITE-2 WELLNESS
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GROUND FLOOR
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13 m?
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99 m?
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69 m?
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AREA SCHEDULE

DAY SURGERY

JUICE BAR/ CAFE
MULTIPURPOSE
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RADIOLOGY

SOUTH MEWS - GROUND
SOUTH MEWS - UPPER
SPECIALISTS - FIRST FLOOR
SPECIALISTS - GROUND FLOOR
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PHARMACY
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SPECIALIST SUITES - ROOM SCHEDULE
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SPECIALIST SUITES - ROOM SCHEDULE

FOYERIRECEPTION
133 m? ;
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CLEANER SPECIALISTS-FRSTFLOOR 6
EAST CIRCULATION SPECIALISTS-FRSTFLOOR 80 BINS SPECIALISTS - GROUND FLOOR
FIRE STAIR EAST SPECIALISTS-FRSTFLOOR 13 CAFE SPECIALISTS - GROUND FLOOR
FIRE STAIR WEST SPECIALISTS-FRSTFLOOR 13 CAFE BOH SPECIALISTS - GROUND FLOOR
LIFT SPECIALISTS-FRSTFLOOR ~ 7m? CAFEWCS SPECIALISTS - GROUND FLOOR
MEZZANINE SPECIALISTS-FRSTFLOOR 45 CLEANER SPECIALISTS - GROUND FLOOR
STAFF BATHROOM CHANGE SPECIALISTS - FIRSTFLOOR 13 COOL RM SPECIALISTS - GROUND FLOOR
SUTE7 SPECIALISTS-FRSTFLOOR 96 CRATES SPECIALISTS - GROUND FLOOR
SUTES SPECIALISTS-FRSTFLOOR 1032 DISWC SPECIALISTS - GROUND FLOOR
SUTES SPECIALISTS-FRSTFLOOR 1282 EAST CIRCULATION SPECIALISTS - GROUND FLOOR
SUTE 10 SPECIALISTS-FRSTFLOOR 100 FIRE STAR EAST SPECIALISTS - GROUND FLOOR
SUITE 11 SPECIALISTS-FRSTFLOOR 100 FIRE STAR WEST SPECIALISTS - GROUND FLOOR
SUITE 12 SPECIALISTS-FRSTFLOOR 99 FOYERRECEPTION SPECIALISTS - GROUND FLOOR
SUITE 13 SPECIALISTS-FRSTFLOOR 93 LT SPECIALISTS - GROUND FLOOR
TOLETS SPECIALISTS-FRSTFLOOR 14 PATHOLOGY SPECIALISTS - GROUND FLOOR
WESTCIRCULATION ~ SPECIALISTS-FRSTFLOOR 63 PHARMACY SPECIALISTS - GROUND FLOOR
STAFF BATHROOM CHANGE SPECIALISTS - GROUND FLOOR
SUTE 1 SPECIALISTS - GROUND FLOOR
SUTE2 SPECIALISTS - GROUND FLOOR
SUTE3 SPECIALISTS - GROUND FLOOR
SUTE4 SPECIALISTS - GROUND FLOOR
SUTES SPECIALISTS - GROUND FLOOR
SUTES SPECIALISTS - GROUND FLOOR
TOILETS SPECIALISTS - GROUND FLOOR
WESTCRCULATION ~ SPECIALISTS - GROUND FLOOR
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|
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SPECIALIST SUITES - ROOM SCHEDULE

CLEANER SPECIALISTS -
EAST CIRCULATION SPECIALISTS -
FIRE STAIR EAST SPECIALISTS -
FIRE STAIR WEST SPECIALISTS -
LIFT SPECIALISTS -
MEZZANINE SPECIALISTS -
STAFF BATHROOM/ CHANGE SPECIALISTS -
SUITE7 SPECIALISTS -
SUITE 8 SPECIALISTS -
SUITE9 SPECIALISTS -
SUITE10 SPECIALISTS -
SUITE 11 SPECIALISTS -
SUITE 12 SPECIALISTS -
SUITE 13 SPECIALISTS -
TOILETS SPECIALISTS -
WEST CIRCULATION SPECIALISTS -

FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
FIRST FLOOR
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6 m?
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7m?
45m?
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LIFT

PATHOLOGY
PHARMACY

4.4 - Attachment 1
SPECIALIST SUITES - ROOM SCHEDULE

SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR

STAFF BATHROOM/ CHANGE SPECIALISTS - GROUND FLOOR

SUITE 1

SUITE 2

SUITE 3

SUITE 4

SUITE S

SUITE 6

TOILETS

WEST CIRCULATION

SPECIALISTS - GROUND FLOOR
SPECIALISTS - GROUND FLOOR
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WELLNESS - ROOM SCHEDULE
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COMMONS-SUITE-1 WELLNESS 70m?
COMMONS-SUITE-2 WELLNESS 69
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MULTIPURPOSE - ROOM SCHEDULE
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Tom Gregory

Subject: RE: Fleurieu Health and Wellbeing

Attachments: Waterport_Ocean Road Markup.pdf; 222031_SIDRA Fleurieu Health Movement
Summaries - BD Update.docx; 222031_TRAFFIC CONTROL (LINCOLN
WATERPORT).pdf

From: Tom Gregory

Sent: Friday, September 1, 2023 1:39 PM

To: Matt Atkinson <Matt.Atkinson@alexandrina.sa.gov.au>

Cc: Steve Wright <Steven.Wright@SFleurieuCHWBprecinct.com.au>; Jacqui clarke <sw2752@gmail.com>; Cameron
Gibbons <Cameron.Gibbons@alexandrina.sa.gov.au>; Ben Green <bengreen@bengreen.com.au>

Subject: RE: Fleurieu Health and Wellbeing

Hi Matt

Further to our phone ‘meeting’ last week and the below summary, we have had Tonkin’s undertake some further
work. Tonkin’s have provided advice on:

1. Redistribution of vehicles excluding the FRAC link to Ocean Road.

2. A potential solution in response to any concerns which might arise with respect to U-Turns being performed
at Lincoln Road as a result of the proposed left-out (“LO”) of the secondary access point. Indicative
illustrations provided. There is nothing in the proposal which would preclude such a future solution if
required and authorised/agreed in future by the relevant authorities.

3. The best location for a potential roundabout in the vicinity of the site (IF one is required at some point in the
future), including indicative illustrations demonstrating suitable land allocation. Again, there is nothing in
the proposal which would preclude such a future solution if required and authorised/agreed in future by the
relevant authorities.

| provide the following summary of the findings.
1. Redistribution

Please see the below and attached dealing with the results of the redistribution excluding the Ocean Road access.
The modelling configuration is based on the relocated left-in/left-out access to the east, as per attached traffic
control sketch.

The key take-away points made by Tonkins from the modelling (as per attached file):

e  Waterport/Ocean
o Level of Service (“LOS”) increases from C to D for the right turn movement on Ocean Rd in the AM.
(Tonkins) don’t see this as an issue. Queues are not even 5 vehicles long. Delays only just reach above
30 seconds.
e Fringe-Lily
o LOS increases from C to D for the right turn movement on Fringe-Lily in the AM. Also (Tonkins) don’t
see any issues with this. Queues are not even 3 vehicles long. Delays still under 30 seconds, so plenty
of wiggle room before the 35 seconds delay of LOS E.
e Lincoln/Out
o Minimal change.

486
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Overall, these results look promising, these LOS results are within the allowable ranges of delay in
accordance with DIT master spec.

2. Potential U-Turn Solutions — Lincoln Road

Tonkins provided the below comments/sketches for the Waterport/Lincoln Road intersection. Pdf version also
attached. These works are simply put forward to demonstrate there is an option to deal with this issue if it is seen as
necessary at some point in future and if agreement is reached between all relevant authorities to implement the
works.
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3. Roundabout Location

To avoid any doubt I'll make it clear from the outset that it is the position of the applicant that there is no
requirement for a roundabout and the construction of a roundabout does not form part of this proposal and there is
no offer (present or future) by my client/the applicant to be involved in any way in the
construction/provision/funding of a roundabout. The purpose of providing information about this potential future
option (which, indeed, may never be required) is simply to demonstrate that there is nothing in the proposal which
would preclude such a future solution if the relevant authorities wish to implement it in future.

Tonkins provided the below sketch for a roundabout at Waterport/Ocean. Tonkins note that the dimensions are
referenced against the Austroads Guide to Road Design Part 4B for a B-Double vehicle.
Tonkins also provided the following comments regarding the site of the potential future roundabout:

Ocean Road would be defined in a road hierarchy as a collector road, which has greater daily and peak traffic periods
than Fringe Lily (a local road) is anticipated to receive.

As opposed to Ocean Road, Fringe Lily Place will receive peaks around 150-170veh/hr in the AM and PM from the
development, and we foresee there will be a drop off in vehicle volumes outside of these periods. This hasn’t been the
case for Ocean Road adjacent to Waterport Road, which shows consistent 200-300 hourly traffic volumes, between
7am and 6pm (data collected in Dec 22). In accordance %ig)?the Safe System Principles, greater volumes mean
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greater exposure to crash risk, and the risk of right angles crashes occurring at Waterport/Ocean vs
Waterport/Fringe Lily will be greater.

Roundabouts are one of/if not the most effective device at reducing the severity and frequency of angle crashes.
Roundabouts are best suited to intersections where there are competitive vehicle flows in either road approaches or
where there is a high risk of angle crashes.

We would recommend the roundabout of the Waterport/Ocean Road intersection is preferred over a roundabout at
Fringe Lily Place (or Lincoln) due to the greater comparative volumes and the associated road safety benefits.

It is noted that there are also opportunities for the above solution to provide a link through to Commerce Crescent
to the north, which could also alleviate pressure at the Lincoln/Waterport junction.

We trust that this assists staff in their discussions around ‘future proofing’ Waterport Road. The applicant’s position
is that future solutions such as a roundabout, IF required (and we certainly do not acknowledge any current or
apparent future need), would be readily available for the relevant authorities to implement (whether the
development proceeds or not) and there is nothing whatsoever in the design or layout of the proposal which would
preclude the authorities from pursuing such a future solution.

Can you please provide an update on these internal discussions?

Regards

Tom Gregory
Senior Associate

BEN GREEN

& ASSOCIATES

urban + regional planners

PO Box 392, Brighton SA 5048

Office 51 Broadway, Glenelg South SA 5045
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