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INTRODUCTION

A new residential development is proposed at 12 Dean Street, Gawler West. The site is located in a
typically residential area with the train line and Gawler train station to the east of the site. A
development of this nature is therefore considered fitting for the area. This report considers the
stormwater management including detention in accordance with council's requirements.

THE SITE

The site is a hammerhead type piece of land 5900m? in area. The site is bordered by residential
allotments to the west, Overway Bridge Road to the north, the railway line to the east and Dean
Street to the south.

The southern half of the block has a gentle slope back towards Dean Street, whilst the northern half
of the block falls significantly to the north.

There is no stormwater system adjacent the property that will allow direct connection of the
stormwater. Alternate measures to dispose of the stormwater therefore must be investigated.
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STORMWATER DETENTION

The Town of Gawler states that the flow from the post development critical major storm event must
be restricted to the pre-development minor storm event.

As only 5780m? of the total site catchment will create stormwater runoff from the development. As
such, calculations show that we must provide 116.4 kL of storage with a maximum discharge rate of
22.3 L/sec. Refer to Appendix A for the supporting calculations.

Detention will be provided by way of a combination of underground storage (oversized pipes) and
above ground storage in the carpark area. All stormwater will be pumped to the proposed
stormwater allotment connection in Dean Street. The final makeup and/or location of the detention
will be finalised during detailed design development in the future.

STORMWATER DESIGN

Given there is no existing stormwater system adjacent the site, we propose to extend the
stormwater pipe in Dean Street to allow direct connection of the stormwater. The existing system
will be extended via a new 300 dia. concrete pipe and new stormwater pit in front of the site.

The proposed buildings will be set at RL 51.80. This FFL is set to best match the existing site levels to
the south of the hammerhead piece of land. Some filling of the site will be required to the northern
end of the site.

To protect the site during stormwater flows in the street during a major storm event, the driveway
levels at Dean Street will be set a min 300mm above the water table levels. The top level of the
retaining wall along the Overway Road boundary will be set the same dimension above the nearest
adjacent water table level.

Paved and carpark areas around the buildings will be such that a safe overland flow path around the
building is provided to protect the buildings in a major storm event.

Due to the tight nature of the site, water sensitive urban design measures cannot be achieved. There
is little to no room left to provide vegetated swales, rain gardens or the like. To reduce any
pollutants leaving the site a proprietary oil and grease arrestor/solid pollutant filter will be provided
prior to stormwater being discharged from the site. Permeable paving will generally be provided
over the tree protection zones of the trees noted in the Arborist’s report.

1.0kL rainwater tanks will be provided to each residence to be plumbed back into the WCs.

All roof and paved catchment areas within the site will be directed to the stormwater detention
system. Final stormwater pipe layout and sizes will be determined in accordance with AS3500.3
during detailed design development stage in the future.
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APPENDIX A

STORMWATER DETENTION CALCULATIONS
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Project: 12 Dean Street Project # 19505-1
Gawler West Date 23.11.2017
Design By: MP Page 1

CRITICAL 1IN 100 YEAR DETENTION VOLUME

PRE DEVELOPMENT FLOW (MINOR STORM)

Time of Concentration 10| mins
Rainfall Intensity 69.5|mm/hr
Catchment Area C Area (m?)
Roof 0.9 0
Impervious 0.75 0
Pervious 0.2 5780
Total 22.3|L/sec

POST DEVELOPMENT FLOW (MAJOR STORM)

Time of Concentration t mins (critical TBC)

100

Rainfall Intensity I, mm/hr

Catchment Area C Area (mz)
Roof 0.9 2144.3
Impervious 0.75 2821.1
Pervious 0.2 814.6
Total 1.17|',
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Project: 12 Dean Street

Project# 19505-1

Gawler West Date 23.11.2017
Design By: MP Page 1
CRITICAL STORAGE VOLUME
Qin Q out
117 22.3 Lsec
Tc Intensity, | Qin Pump intiated V total
(mins) (mm/hr) (L/sec) t (mins) (3
5 192 224.5 0.5 54613
6 177 206.9 0.5 60485
10 140 163.7 0.7 79028
20 96.4 112.7 1.0 103087
30 75.4 88.1 1.3 113494
60 47.7 55.8 2.0 116393
120 29.3 34.3 33 83608
180 21.9 25.6 4.4 34621
360 13.3 15.5 7.2 -143290
720 7.9 9.2 12.1 -555644
1440 4.7 5.5 20.3| -1432978

PEAK STORAGE REQUIRED 116393|L°
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BCA Engineers / Adelaide T+6188132 1700
33 Rundle St, Kent Town SA 5067 enquiry@bcaengineers.com
PO BOX 2620, Kent Town SA 5071 bcaengineers.com

Ref: 4172.171108.G.1 (Rev A)
17 July 2017

Nicole Footer
Budurban

Unit 11/ 1-5 Beulah Rd
Norwood SA 5061

Dear Nicole,
Re: Gawler West Residential

External Lighting:

The external lighting for the above development has been designed to comply with the following:

AS/NZS1158 Part 3.1 “Lighting for roads and public spaces Pedestrian area (Category P)”

AS 4282 “Control of the obtrusive effects of outdoor lighting”

Classifications:

Under AS/NZS1158 Part 3.1 the classifications used as the basis of design are P11c for the carparks and P4 for streets.

Under AS 4282 the classification used as the basis of design is “Boundary of Commercial and Residential area” under
curfewed hours (Macintosh Avenue residential property).

Under AS 4282 the classification used as the basis of design is Residential Areas with dark surrounds under curfered
hours (on all other boundaries) and front of town houses.

Lighting Parameters:

[lluminance in the vertical plane has been calculated equal or less than 1 lux at building window locations.
Luminous Intensity less than 500 cd.

The above is within the recommended limits of AS4282 Table 2.1

Please refer to the attached Isolux Diagram for further details.

Lighting Design:

The lighting design for this site was undertaken by BCA Engineers and HI Lighting. The light fittings selected are:
The B1: Ligman Lightsoft 1 15W LED 1m bollard, 180° distribution (half shielded)

The L1: Ligman PowerMission 2 15W type 2 distribution

The L1/S: Ligman PowerMission 2 41W type 2 distribution with rear shield

It is important to note that each light fitting has specific optics and any alternative light fittings must be reviewed to
ensure compliance with relevant Codes is maintained.

Should you require any further information relating to the external lighting, please contact the undersigned.

Yours sincerely

Andrew Reed
Electrical Engineer

Encl: Isolux Diagrams

4172.171108.G.1 Letter - Rev A
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100mm AT FULL SIZE

LUMINAIRE SCHEDULE:

B1 27w, IPe5, 4.000K, 1K08, 1000mmH, SURFACE MOUNT BOLLARD,
IN'ALUMINIUM WITH BLACK PGWDERCOAT PAINT FINISH TG
SELECTED COLGUR AND VANDAL RESISTANT LOCKING SCREWS.

180° SPILL (HALF SHIELD).
LIGMAN "LIGHTSOFT" SERIES OR EQUAL APPRGVED.

\\/ u15w, LED STREET LIGHT MOUNTED ON A 4.5M POLE, 1100
LUMENS, 4000K, TYPE 2 BISTRIBUTION, IP66, IK08, BLACK
POWDERCGAT FINISH
LIGMAN 'POLE MISSION 2° OR EQUAL APPRGVED.
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SITE PLAN GAWLER WEST RESIBENTIAL
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Product Spec Sheet

Lightsoft 1

LH-106XX

Pian

Bollards IP65 - CLASS | - CE - IKO8 The quality of life ...
Project : John Croci Reserve Location : City of Port Adelaide Enfiel Type : Bollard Quantity : 3
Note :  Pathway Proposal - P3 Compliance
Application

www.ligman.com

Mounting detail
Instructions de montage

A modern range of cylindrical and square shape
bollards with symmetrical light distribution avail-
able in two standard heights and two sizes. De-
signed for lighting of entrances and residential
areas by providing downward wide spread illu-
mination on driveways, pathways and squares.
The high power LED technology of the Lightsoft
bollard guarantees a high degree of efficiency
and optimal visual comfort.

Description

The luminaire rated as CLASS | with integral
driver. Colour temperature 2700K, 3000K and
4000K, LED CRI >80 and life time 50,000
Hours.

Extruded aluminium body and low copper con-
tent die-cast aluminium housing. Stainless steel
fasteners in grade 316. Durable silicone rubber
gasket and clear vandal impact resistant UV sta-
bilized polycarbonate lens. Single cable entry.
Housing is treated with a chemical chromatized
protection before powder coating, ensuring
high corrosion resistance. Anodized high purity
aluminium reflector.

Product Code Ordering guide sample
Model System Beam Weight Height
No. Lamp Power W Lumen EEC Colour Angle kgg (Hg)
LH-10655 - W40 - A10391 - A10731
[ ]LH10655 - W30 12 LED 27 1161 A+ 3000K 360° 6.1 600 Model No
() LH10655 - W40 12 LED 27 1188 A+ 4000K 360° 6.1 600
() LH10665 - W30 12LED 27 1161 A+ 3000K 360° 7.7 1000
() LH10665 - W40 12 LED 27 1188 A+ 4000K 360° 7.7 1000 Colour Temperature
W30 - Warm white 3000K
W40 - Neutral white 4000K
Accessory
["] Anchor bolt kit Light shield 180° () Light shield 90°
(A10391) A10731)
Colour Code
[ -0 (D-02 (O-03 (O-05 ()-06
Black Dark Grey White Matt Silver Bronze
RAL 9011 RAL 7043 RAL 9003 RAL 9006 RAL 6014 RESET

Ligman Lighting Co.,Ltd. | Professional Lighting Solutions
2912 | Ladprao Road | Klongjun | Bangkapi | Bangkok | 10240 | Thailand | Tel +66 2 733 9140 | Fax +66 2 733 9153 | info@ligman.com | www.ligman.com
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Product Spec Sheet
Lightsoft 1 LH-106XX ‘IG

Bollards IP65 - CLASS | - CE - IKO8 The quality of life ...
Photometric Light symbol
6 | — LH-10655W30 6 | — LH-10655W40
VRN AR
LN 0//@;\\
W& &)
3
4 1 / .21x 4 \\ /7‘/Z .21x
© \0I5/ X 6 \015/ X
m. 1 2 0o 2 4 6 m. 1 2 0 2 4 6
6 T LH-10665-W30 6 T LH-10665-W40
TN [ 4 4
s = i /= ~\
e N [ : :
| S Y Y
l. T SONNG AL  LIVNNT A/
101 \\1‘0/ /
4 3 -4 3; I
5 —1—1"05 5 05
m 1 2 0 2 4 6 m 1 2 0 2 4 6
A10731 A10831
6 6 6 LH-10655-W30 6 LH-10655W40-A1083]]
4 4 4 | 4 [
2 2 2 2
0 0 0 / 90H 0 / 0 0 37’»}.5’
) ) A\ S Jos |1 vl
4 4 4 2k 4 D=2 .21k
s s I I I A |
m m 1 m, 1 2 0 2 4 6 m 1 2 0 2 4 6
6 / LH-10665-W30 6 / LH-10665-W40 6 LH-10665-W30 6 LH-10665-W40
4 — 4 YN 2 4 S =10y
2 I\ 2 N 2/ AN [/
0 3%» 97 0 3(%» # 0 ( [ 3% \I 0 ( 3 34
Yy R R
At >-<7o.5|x 4 ———N\—F—+0,5ix AL/ [ AL/
6 1 5 02— A" P N2 o 07
m 1 2 0 2 4 6 m 1 2 0 2 4 6 m 1 2 0 2 4 6 m 1 2 0 2 4 6

« Installation manual available online at www.ligman.com.
* Luminous flux and system power are rated from absolute photometry according to LM-79-08 standard for LED luminaire.
 Photometric diagram for standard non-accessory, please consult the factory in case accessory option.

Pa e 3 23 Of Ta.l'@agmndments reserved.
Ligman Lighting Co.,Ltd. | Professional Lighting Solutions g Rev.2

2912 | Ladprao Road | Klongjun | Bangkapi | Bangkok | 10240 | Thailand | Tel +66 2 733 9140 | Fax +66 2 733 9153 | info@ligman.com | www.ligman.com 2/2




Product Spec Sheet

PO29
P66 - CLASS | - CE - K08

PowerMission 2
Street lighting luminaires

Pian

The quality of life ...

Project : John Croci Reserve Location : City of Port Adelaide Enfiel
Note: Pathway Proposal - P3 Compliance

Type : Bollard Quantity : 3

www.ligman.com

‘ 470
—
190
100 470
e
o
&
. 210
: #48.6

Ordering guide sample

P0O29 - LMO59 - T3 - W40 - A90876 Colour Temperature

mm W30~ Warm wite 300K

Series W40 - Neutral white 4000K

Spigot
SC60 - Dia. 60mm.
SC76 - Dia. 76mm.

Product Code
Model System Lumen Distribution ~ Weight
No. Lamp Power W Im Colour EEC Type kg
(\» P0O29 - GPO15- T2 - W30 12 LED 15 1025 3000K A++ Type 2 4.7
gz P029 - GPO15- T3 - W30 12 LED 15 1035 3000K A++ Type 3 4.7
_ ) P029 -GPO15- T4 - W30 12 LED 15 1039 3000K A++ Type 4 4.7
? P029 - GPO15- T2 - W40 12 LED 15 1092 4000K A++ Type 2 4.7
) P0O29 - GPO15- T3 - W40 12 LED 15 1103 4000K A++ Type 3 4.7
C P029 - GPO15- T4 - W40 12 LED 15 1107 4000K A++ Type 4 4.7
() P029 - GPO20 - T2 - W30 12 LED 21 1384 3000K A+ Type 2 4.7
gz P0O29 - GP020 - T3 - W30 12 LED 21 1397 3000K A+ Type 3 4.7
_ ) P0O29 -GP020 - T4 - W30 12 LED 21 1404 3000K A+ Type 4 4.7
) PO29 - GPO20 - T2 - W40 12 LED 21 1474 4000K A++ Type 2 4.7
P029 - GP020 - T3 - W40 12 LED 21 1488 4000K A++ Type 3 4.7
_ ) P0O29 -GP020 - T4 - W40 12 LED 21 1496 4000K A++ Type 4 4.7
) PO29 - GP028 - T2 - W30 12 LED 28 1799 3000K A+ Type 2 4.7
P029 - GP028 - T3 - W30 12 LED 28 1816 3000K A+ Type 3 4.7
) P029 - GP028 - T4 - W30 12 LED 28 1827 3000K A+ Type 4 4.7
() P029 - GP028 - T2 - W40 12 LED 28 1917 4000K A+ Type 2 4.7
gz P0O29 - GP028 - T3 - W40 12 LED 28 1934 4000K A+ Type 3 4.7
) PO29 - GP028 - T4 - W40 12 LED 28 1946 4000K A+ Type 4 4.7

Application

Engineered from the base up with environmental
consciousness and energy efficiency in mind,
LIGMAN's PowerMission series, developed
specifically to fulfill the demanding conditions
of road and street lighting applications, are
highly flexible and can be easily retrofitted onto
existing street lighting infrastructure making it
a state-ofthe-art technology that is practical
and affordable.Industry leading optical technol-
ogy that minimizes light pollution and optimizes
light distribution ensures that only the targeted
areas are illuminated, reducing unwanted light
trespass and sky glow. This characteristic en-
sures PowerMission's compliance to the Dark
Sky requirements.

Description

The luminaire rated as CLASS | with integral
driver. Colour temperature 3000K and 4000K,
LED CRI >80 and life time 50,000 Hours.

A high quality die-casted aluminum casting
not only houses the control gear and the light
modules but it also acts as the primary thermal
management device, eliminating the need for
additional and sometimes bulky heat sinks while
improving the overall performance and extend-
ing the life span of the LEDs. Stainless steel
fasteners in grade 316. Durable silicone rubber
gasket and impact resistant toughened glass
diffuser. The luminaire is treated with a chemical
chromatised protection before powder coating,
ensuring high corrosion resistance.

Light symbol

NCIC

T2 T3 T4

Ligman Lighting Co.,Ltd. | Professional Lighting Solutions
2912 | Ladprao Road | Klongjun | Bangkapi | Bangkok | 10240 | Thailand | Tel +66 2 733 9140 | Fax +66 2 733 9153 | info@ligman.com | www.ligman.com
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Product Spec Sheet

PowerMission 2

Street lighting luminaires

PO29 LIG

IP66 - CLASS | - CE - IKO8 The quality of life ...

Product Code
Model System Lumen Distribution ~ Weight
No. Lamp Power W Im Colour EEC Type kg
() PO29 -LM028 - T2 - W30 12 LED 28 1992 3000K A++ Type 2 4.7
g‘ P029 -LM028 - T3 - W30 12 LED 28 2007 3000K A++ Type 3 4.7
P029 -LM028 - T4 - W30 12 LED 28 2015 3000K A++ Type 4 4.7
() PO29 -LM028 - T2 - W40 12 LED 28 2390 4000K A++ Type 2 4.7
g‘ P029 -LM028 - T3 - W40 12 LED 28 2409 4000K A++ Type 3 4.7
P029 -LM028 - T4 - W40 12 LED 28 2418 4000K A++ Type 4 4.7
() P029 - GP0O27 - T2 - W30 24 LED 27 2272 3000K A++ Type 2 48
 P029 - GP027 - T3 - W30 24 LED 27 2282 3000K A++ Type 3 48
) PO29 - GP027 - T4 - W30 24 LED 27 2311 3000K A++ Type 4 438
? P029 - GP027 - T2 - W40 24 LED 27 2421 4000K A++ Type 2 48
) P029 - GP027 - T3 - W40 24 LED 27 2431 4000K A++ Type 3 48
() PO29 -GPO27 - T4 - W40 24 LED 27 2462 4000K A++ Type 4 48
C ) PO29 - GPO41 - T2 - W30 24 LED 41 3215 3000K A+ Type 2 4.8
() P029 - GPO41 - T3 - W30 24 LED 41 3229 3000K A+ Type 3 48
() P029 - GPO41 - T4 - W30 24 LED 41 3238 3000K A+ Type 4 48
C ) PO29 - GPO41 - T2 - W40 24 LED 41 3425 4000K A++ Type 2 48
() P029 - GPO4L - T3 - W40 24 LED 41 3440 4000K A++ Type 3 48
() P029 - GPO41 - T4 - W40 24 LED 41 3450 4000K At+ Type 4 48
() P029 - GPO61 - T2 - W30 24 LED 56 4287 3000K A+ Type 2 4.8
) PO29 - GPO61 - T3 - W30 24 LED 56 4305 3000K A+ Type 3 48
) P029 - GPO61 - T4 - W30 24 LED 56 4341 3000K A+ Type 4 4.8
g: ) PO29 - GPO61 - T2 - W40 24 LED 56 4587 4000K A+ Type 2 4.8
) P029 - GP061 - T3 - W40 24 LED 56 4587 4000K A+ Type 3 48
() P029 -GPO61 - T4 - W40 24 LED 56 4625 4000K A+ Type 4 4.8
() P0O29 -LM059 - T2 - W30 24 LED 54 4500 3000K A++ Type 2 48
g;‘, P029 - LMO059 - T3 - W30 24 LED 54 4540 3000K A+ Type 3 4.8
) PO29 -LMO059 - T4 - W30 24 LED 54 4586 3000K A++ Type 4 438
C ) PO29 -LMO59 - T2 - W40 24 LED 54 5400 4000K A++ Type 2 438
() PO29 -LM059 - T3 - W40 24 LED 54 5448 4000K A++ Type 3 4.8
() P029 -LM059 - T4 - W40 24 LED 54 5504 4000K A++ Type 4 48
Accessories No.
Spigot mounting SC60 SC76
Single arm [ ] A90560 () 90676
200 | 200
— =1
B76 @89

Double arm (O n90860 () A90876

(200 200
3 ( 1 B[ ) ( ]
& J & A

-] I

@76 %89

Colour Code

(-o1 C-02

Black Dark Grey
RAL 9011 RAL 7043

)-03 (-05 (O-06

White Matt Silver Bronze
RAL 9003 RAL 9006 RAL 6014 RESET

« Installation manual available online at www.ligman.com.
* Luminous flux and system power are rated from absolute photometry according to LM-79-08 standard for LED luminaire.
 Photometric diagram for standard non-accessory, please consult the factory in case accessory option.

Ligman Lighting Co.,Ltd. | Professional Lighting Solutions
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Product Spec Sheet

PowerMission 2
Street lighting luminaires

Photometric

PO29
P66 - CLASS | - CE - K08

Pian

The quality of life ...
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Product Spec Sheet
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Street lighting luminaires
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« Installation manual available online at www.ligman.com.

* Luminous flux and system power are rated from absolute photometry according to LM-79-08 standard for LED luminaire.
 Photometric diagram for standard non-accessory, please consult the factory in case accessory option.

Ligman Lighting Co.,Ltd. | Professional Lighting Solutions
2912 | Ladprao Road | Klongjun | Bangkapi | Bangkok | 10240 | Thailand | Tel +66 2 733 9140 | Fax +66 2 733 9153 | info@ligman.com | www.ligman.com

Page 327 of 403"\

4/4



Appendix 5. Arborist Report

Arborman Tree Solutions
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Reference Number:
ATS4714-L15DeaStvVC

Tuesday, 21 November 2017

Bud Urban Developments
Attn: Nicole Footer

PO Box 397

Unley SA 5061

Dear Nicole
Re: Lot 15 Dean Street, Gawler West — Addendum to ATS3164-Lot15DeaStEcam

| have considered the impacts of the proposed development as shown in drawing OS611_CP01 dated 20
November 2017 and it is my opinion that the impact of the proposed development will be low. Factors
such as species, tree health, the tree’s growing environment and the construction methodologies have
been taken into account.

The trees all identified as Eucalyptus camaldulensis (River Red Gum); this is a species that has a high
tolerance to alterations to its root zone. Whilst the potential encroachment is greater than 10% of the Tree
Protection Zone due to the combination of the species tolerance and the permeable pavement this
development is not expected to impact on tree condition. Please see the attached summary table.

Thank you for the opportunity to provide this report. Should you have any questions or require further
information, please contact me and | will be happy to be of assistance.

Yours sincerely

MARCUS LODGE

Senior Consulting Arboriculturist

Diploma in Arboriculture

International Society of Arboriculture — Tree Risk Assessment

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS4714-L15DEASTVC — TUESDAY, 21 NOVEMBER 2017 Fax: (08) 8240 4525
Port Adelaide SA 5015 Email: arborman@arborman.com.au
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Summary Table

Page 2 of 2

Tree Percentage of
Number TPZ within Potential Impact Other comments
the site
Low - the area of the TPZ within the site is
1 20% part of the driveway which is to be
constructed with permeable pavement.
Low - the area of the TPZ within the site is
2 22% part of the driveway which is to be
constructed with permeable pavement.
The majority of the rest of the TPZ
Low - the area of the TPZ within the site is | within the property is to landscaped
3 27% part of the driveway which is to be and retained as garden bed. The
constructed with permeable pavement. garden area includes permeable
paving.
4 0% Low - the area of the TPZ within the site is | The garden area includes permeable
? landscaped and retained as garden bed. paving.
The garden area includes permeable
5 12% Low - the area of the TPZ within the site is | paving. The area of encroachment is
? landscaped and retained as garden bed. only marginally above the allowable
encroachment.
. . . Less th I bl h t
6 7% No impact on tree health is anticipated. ©s3 a.n @ OW? € encroachmen
and unlikely to impact on the tree.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture
ATS4714-L15DEASTVC — TUESDAY, 21 NOVEMBER 2017 Fax: (08) 8240 4525

23 Aberdeen Street
Port Adelaide SA

5015

Phone: (08) 8240 5555

Email: arborman@arborman.com.au
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Appendix 6. Character Impact Statement
DASH Architects
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Gawler West Residential
Development —

Lot 15 Dean Street Gawler West

Annexure: Character Impact Assessment

DA143080 Issue —
13.10.2017

1.0 Background

In 2015 DASH Architects was engaged by Leedwell Property to undertake an
assessment of a proposed residential development at Lot 15 Dean Street,
Gawler West, which is located in a Residential Historic Conservation Zone.

In summary, the original 2015 proposal reviewed by DASH Architects sought
to construct 53 apartments and 6 townhouses on the 5869sgm site, in the
form of:
e Building 1: three to four storey apartment building fronting Overway
Bridge Road (44 apartments);
e Building 2: three storey apartment building near the rail corridor (9
apartments); and
e Townhouses: six off two storey townhouses along the southern site
boundary.

It is understood there may have been an amendment to this resulting in a final
approval of 55 Apartments only.

The 2015 Character Impact Assessment Report prepared by DASH Architects
for the scheme outlined above included a detailed review of the locality, and
an assessment of the proposal against the relevant development plan
provisions. It found:

e The size and configuration of the site is not typical of the Policy Area;

e The topography, road configuration, rail corridor and surrounding
development combine to ‘disconnect’ the site to some extent from the
surrounding locality;

e The locality around the site was not representative of the Desired
Character statement for the Policy Area within the development plan,
namely “dwellings dating from the period 1860-1910";

e The site and immediate locality has only basic residential amenity in
its present undeveloped form,;

e Planning policy that seeks historic character to be retained and
strengthened, and new development to be compatible or sympathetic
is sound in principle, but problematic when sought to be applied in
locations where such character is not present; and
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e While it was acknowledged that the 2015 proposal fell short of fulfilling
some of these relevant planning previsions, it was concluded that
such shortfalls had only a negligible impact on the historic character of
the locality.

The report concluded by noting:
Given the unique attributes of the site, and the absence of the cited
historic character within its locality, Council will need to consider the
weighting it applies to these historic character provisions as part of a
broader planning assessment of the overall merits of the proposed
development.

2.0 Amended Proposal (2017)

An alternative proposal has since been lodged for the site consisting of 30 off
two storey townhouses. The general layout of the proposed development is
generally consistent with the original proposal, namely a row of built form
along Overway Bridge, the rail corridor and the southern boundary.

This Annexure to our 2015 Character Impact Statement has been prepared in
response to the following request from Council:

It is recommended that DASH provide an annexure to the previously
prepared Heritage Impact Statement to further elaborate if the
proposed development is considered to have a detrimental impact on
Historic Character/interface with the adjoining contributory items

It is noted that while there have been revisions to the Development Plan
between the 2015 and 2017 applications, the relevant Residential Historic
(Conservation) Zone and Policy Area provisions have remained unchanged.

3.0 Character Impact Assessment

The key issues identified in DASH Architects’ 2015 assessment remain
consistent with those associated with the current 2017 application, as outlined
in the below table.
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Development Plan provisions

Comment

Residential Historic (Conservation) Zone

Objective 2: Retention of all places (including
landscape elements) which contribute to the
historic character of the Zone.

PDC 1: Development should reinforce and
complement the historic character and
significance of the area and the integrity of any
places and items identified in Table Ga/2,
Table Ga/5 or Table Ga/6.

PDC 2: Vacant land, buildings or sites not
having a detrimental affect on the character of
the locality should be redeveloped and
upgraded in accordance with the historic and
future character of the Zone and Policy Areas,
and where applicable, the guidelines in Table
Ga/3.

PDC 5: Development should enhance and
contribute to visual cohesiveness, and any new
buildings should be of complementary height,
scale, set-back, form and external appearance,
and display creative and diverse examples of
high standard contemporary architecture.

PDC 8: Development abutting or in close
proximity to a place or item identified in Table
Ga/2, Table Ga/5 or Table Ga/6 should:

(a) respect the historic character of the
area and the integrity of the particular place
or item of significance and be designed to a
high architectural standard; and

(b) be compatible in respect of its design,
siting, scale, building and roof shape, bulk,
height, materials and colours, fences and
landscaping and any advertising signs and
external illumination with the place or item

The Subject Site is vacant land, and does not
propose the removal of any places that
contribute to the historic character of the Zone

As noted in the 2015 Character Impact
Assessment, while the site is located in the
H(C)Z, the actual locality of the Subject Site
has limited, if any, historic character in accord
with that cited by the Policy Area’s Desired
Character.

Notwithstanding this, it is acknowledged that
the site is located within close proximity to 5
Contributory Items, that have been identified by
Council as contributing towards the historic
character of the locality.

The proposed development does not affect the
integrity of these Contributory Items.

The primary factors influencing the extent to
which the 2015 development reinforced and
complemented, and avoided detrimental
impacts was the height and scale of
development. At three to four storeys in height
it was notably higher than residential
development within the locality, Policy Area
and Zone generally. Despite this, the proposal
was not considered to have a detrimental affect
on the character of the locality as the locality
displayed limited, if any of the cited historic
character attributes.

Unlike the 2015 proposal, the 2017 application
is only two storeys, and in being such is of a
notably more compatible scale to the existing
residential built form within the locality (also
refer PA PDC 4 discussion).

It is also acknowledged that the proposed
development differs from majority of the
RH(C)Z in that it seeks to develop the land with
a series of townhouses, rather than detached
dwellings. This townhouse development
creates a different setback pattern, and
external appearance to the remainder of the
Zone.

The unique attributes of the site (size,
topography, proximity to rail corridor,
surrounding development) creates a locality
that currently lacks visual cohesiveness to the
remainder of the Zone. For this reason, the
proposed development will create its own
unique visual cohesiveness to the locality.

Further, the proposal does seek to establish a
design compatibility with the nearby
Contributory Items through providing a highly
articulated built form and variation of colour
and material.
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Gawler South Policy Area

Desired Character: ...Gawler South is
residential in character, consisting mainly of
dwellings dating from the period 1860 - 1910.
Dwellings are typically detached and are set
back from the street and neighbouring houses.

The area is of historic importance because it
contains a significant number of high integrity
residences, mainly from the period 1860 -
1910, which illustrate the character and
continuing expansion of residential Gawler in
the latter half of the nineteenth century...

Appropriate Uses are:
Dwellings;

Two-storey development along the
designated part of Nineteenth Street in the
Gawler Railway Station Precinct in the form
of shops, offices, showrooms and
residential use;

Entertainment, confined to existing hotels
in the Gawler Railway Station Precinct;

Service Trade Premises; Shops; Retail
Showrooms; Service Industry;
Warehousing; Car parking; Public
Transport interchange in the Gawler
Railway Station Precinct;

Local Services (Recreation areas, schools,
child care centres, community uses).

Objective 1: Development complementary to
the historic character and significance of the
Policy Area as expressed in the Future
Character.

PDC 2: Development should:

(a) complement and reinforce the historic
character of existing dwellings sited on
generous allotments; and

(b) be set-back from the street and
neighbouring buildings consistent with the
historic set-back on the site.

As noted, the Contributory Items within the
vicinity of the Subject Site date from ¢c1950,
and are in varying states of integrity. They are
not representative of 1860-1910 dwellings.
While there are such dwellings located on the
southern side of Dean Street, these are
sufficiently isolated from the proposed
development as to not affect the character of
its locality.

As outlined in the above discussion, it is
acknowledged that the Development Plan
primarily envisages single storey dwelling
development in this locality (also ref PA PDC
4), and that the proposed development is not
consistent with this (albeit now only two storeys
in comparison to the 2015’s three to four
storeys).

Given, however, the site’s unique location
adjacent the rail corridor, topography and
surrounding streetscape character, | consider
there to be merit in tempering the application of
these Desired Character provisions as part of a
broader planning assessment of the proposed
development.

As noted, the extent to which the development
can (or should) complement the 1860-1910
historic character of the locality is questionable,
due to the absence of this character in the
locality of the Subject Site.
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PDC 4: Residential development generally
should be single storey in height unless
indicated otherwise.

As acknowledged, the development is not
single storey. As discussed in the 2015 Impact
Assessment, additional height on this site has
negligible, if any impact on the historic
character of the locality due to the site being
both ‘disconnected’ from the remainder of the
Policy Area, surrounding built form and limited
representation of dwellings dating from the
period 1860-1910.

It should also be noted that the 2017 proposal
is notably lower in scale than the 2015 scheme,
being only two storeys compared to three to
four storeys of the earlier scheme.

Finally, | also note that historically it is not
uncommon for land immediately adjacent a rail
corridor to be developed in a differing, more
intensive manner to land set further away. This
was historically the case for the nearby Railway
Precinct, which saw buildings of a larger scale
developed to service the transit line.

Table Ga/3 Infill Development Design Guidelines

Introduction

The guidelines are directed at utilisation of infill
sites within Historic (Conservation) Policy
Areas and the Historic Conservation Zone.

Such heritage areas and the zone are defined
with the purpose of retaining and strengthening
existing historic character. To achieve this,
development must be responsive to site and
locality conditions and the Desired Character.
This means that off-the-shelf building products
are unlikely to be suitable forms of
development for infill sites.

Overview

The objective is development, which is

compatible with and sympathetic to the:
o desired character;

o adjacent buildings; and

o streetscapes. This will be achieved through
sympathetic contemporary design without
copying historic architectural detailing or
decoration, and specifically through:

e reinforcing  streetscape  patterns by
appropriate building location, plan and roof
forms and front fence design;

o development designed to follow
topography and which directly addresses
the street;

e detached garages that are set behind
dwellings;

e wall heights and building elements which
match heritage buildings in the locality; and

e use of simple materials.

While the 2017 proposal seeks to develop the
site in a notably less intensive manner than
that 2015 scheme, it is nonetheless
acknowledged that the proposal is still of a
scale, and of a differing building typology to
that of the surrounding residential
development. Accordingly, it will fall short of
achieving the specific requirements of these
guidelines.

The introduction of these Guidelines states the
purpose of establishing historic areas is for
retaining and strengthening existing historic
character. The Desired Character statement
for the policy area states this character as
being derived from 1860-1910 dwellings. As
noted above, the Subject Site’s locality does
not display this noted historic character.

Furthermore, the Subject site is somewhat
segregated from the remainder of the H(C)Z in
that it is located on its outer edge, adjoins the
rail corridor, and has a primary frontage to the
diverse (and limited) character of Overway
Bridge Road.

This again brings into question the extent to
which development on this site can (or should)
retain and strengthen a historic character that
is not present, and whether or not it is relevant
to be sympathetic with adjacent buildings.

For these reasons, Council may again consider
tempering the application of these provisions
when undertaking a broader planning
assessment of the merits of the proposed
development.
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4.0 Summary

While there have been changes to Council’'s Development Plan since the
assessment and subsequent approval of the 2015 proposal for the site, the
provisions pertaining to historic character impact have remained consistent
between the applications.

The 2017 proposal differs from the 2015 scheme in that it is of a lower scale
and intensity. It does, however, share a similar basic site layout, particularly
with regards to the primary interfaces with the remainder of the surrounding
Zone and Policy Area.

Like the 2015 proposal, it is acknowledged that the current application falls
short of some of the more prescriptive character provisions within Council’s
Development Plan (albeit to a lesser extent than the approved scheme). As
outlined in the 2015 assessment, however, the locality of the Subject Site is
not consistent with the remainder of the Zone and Policy Area, displaying
none of the historic character or attributes cited by the Desired Character
Statement.

The Development Plan provisions seek development to retain and strengthen
the cited historic character, while incorporating design elements / techniques
that are compatible or sympathetic. This is a general sound approach for
areas of consistent historic character, however is highly problematic in
locations where such character is simply not present, such as is the case for
the Subject Site. That is to say: how can a new development retain and
strengthen a historic character that is simply not present?

It is therefore again not surprising that the current proposed development falls
short of fulfilling some of the Development Plan provisions considered above.
Given the uniqueness of the site, and absence of historic character within the
locality, it would appear that Council placed a lesser weighting on these
historic character provisions than they might have had the development been
proposed elsewhere in the Zone.

This approach remains valid for the 2017 application. Given the notably less
intensive scale of this current proposal compared to the approved scheme, the
present proposal would similarly appear to warrant favourable consideration
with regards to impacts on Historic Character.
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Appendix 7. SAPN Correspondence
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Rob Gagetti

To: Budurban-Mick
Subject: RE: Dean St Gawler West.

From: Tim Caddy [mailto:Tim.Caddy@sapowernetworks.com.au]
Sent: Thursday, 16 November 2017 1:35 PM

To: Budurban-Mick <Mick@budurban.com.au>

Subject: RE: Dean St Gawler West.

Good Afternoon Mick,
| can confirm that SA Power Networks have received payment of the Offer Fee for the following project

Project Title : BCA, Stobie Pole Relocation, Gawler West
Our Reference: CN-500012617
Scope of Works: Relocation of an existing Stobie Pole located at 12 Dean Street, Salisbury

We are proceeding with the preparation of the Firm Offer. Currently | am waiting on advice for the DPTI regarding
alteration to an existing overhead rail crossing and from our Public Lighting department regarding the relocation of
the existing Street Light.

Once | have all relevant information and | have finalised the offer with management approval | will issue the offer to
you.

Kind regards,

Tim Caddy
Network Project Officer

Direct: 08 8366 7429

Int: 41429

Mobile: 0403 582 308
tim.caddy@sapowernetworks.com.au

52 Jacobsen Crescent, Holden Hill SA 5088
www.sapowernetworks.com.au

Q SA
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N
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Appendix 8. NAWMA Correspondence
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Rob Gagetti

To: Budurban-Nicole
Subject: RE: Townhouse Development plan in Gawler West

From: David Diprose [mailto:D.Diprose @ NAWMA.sa.gov.au]
Sent: Wednesday, 18 October 2017 4:09 PM

To: Budurban-Nicole <Nicole@budurban.com.au>

Cc: council@gawler.sa.gov.au

Subject: Spam>RE: Townhouse Development plan in Gawler West

G’day Nicole

Firstly apologies for the long list of emails below! Further to discussion earlier — the trucks used by Suez are the top
(4850mm wheelbase) version in the attached doc. They can be gross weight up to around 23 tonnes — further mass
details are in the table. The road pavement will need to be designed to cater for these loads — your civil engineering
people will be able to determine pavement designs to satisfy this. In a public road sense these pavement designs
are normally based on a 20 year design life

Please also note that the developer/owner needs to provide Suez (the collection contractor)with written
permission to use the private road to service bins and an indemnity that Suez wouldn’t be responsibie for any
road repairs resulting from normal truck use

Trust this is clear. Please let me know if you have any queries.

regards

David Diprose BE Civil (Hons), CPEng

Processing & Disposal Manager, NAWMA
P: 08 82592100 M: 0423 779 046

OINAWMA

&
¢. Save a tree........think before you print

The information contained in this email is confidential.

it is not to be disclosed to third parties without the express approval of NAWMA and remains the property of NAWMA.

If you are not the intended recipient, you must not disclose or use the information in this email in any way.

If you received it in error, please tell us immediately by return email and delete the document.

NAWMA does not guarantee the integrity of any emails or attached files and are not responsible for any changes made to them by any other person.

From: Budurban-Nicole

Sent: Monday, 16 October 2017 1:32:32 PM (UTC+09:30) Adelaide
To: Holly Tuppin

Subject: RE: Townhouse Development plan in Gawler West

Hi Holly,

We have submitted our application for planning approval to council and have recently received back an RFI covering
various points. One point which they have asked to check with NAWMA is if you have any “additional requirements
regarding the level of common road construction. Typically it is Council’s understanding that the roads
need to be constructed to accommodate a typical weight load.”

Can you please confirm any requirements of this type?

Thanks,
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Nicole

From: Holly Tuppin [mailto:h.tuppin@nawma.sa.gov.au]

Sent: Friday, 23 June 2017 9:48 AM

To: Budurban-Nicole <Nicole@budurban.com.au>

Subject: Spam>RE: Townhouse Development plan in Gawler West

Hi Nicole,
Apologies for the delayed response.

The contractor has been able to fully review the proposals and has advised that due to the location of the property a
REL bin service is not available, my apologies that | was not aware of this and didn’t advise sooner.

Truck collection would be possible with a ring route design (option 1) as long as the road are of a sufficient width as
are the entries, as well as allowing for sufficient turning circles and tapering of corners, as previously advised.

- At minimum 6 m wide roads with any comers along trucks route tapered allowing for sufficient space for
truck’s to turn

- A 20 Metre Turning Circle within the complex Or a road that goes through the property with a separate
entry and exit

| hope this is of assistance and if we can assist any further please do not hesitate to contact us.

Kind regards

Holly Tuppin
Office Supervisor

71-75 Woomera Ave, Edinburgh Park
Box 10 MDC, Edinburgh North, SA, 5113
P: 08 8259 2105

M: 0417 845 102

E: H.Tuppin@nawma.sa.gov.au

W: www.nhawma.sa.gov.au

From: Budurban-Nicole

Sent: Thursday, 8 June 2017 10:43 AM

To: 'Holly Tuppin' <h.tuppin@nawma.sa.gov.au>

Cc: 'Paul Morris' <Paul.Morris@gta.com.au>

Subject: RE: Townhouse Development plan in Gawler West

Hi Holly,

Thanks for that response. Our original preference had been for individual bin collection from out front of the
townhouses like a normal street. | am reading into your responses that this might not be possible however.
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You are correct that the entry point is 4m and then widens to 6.3m (or 5.3m when visitor car parks are utilised). To
make the entry wider we would need to relocate a stoby pole which currently sits at the entry point. Would the
smaller truck that collects the REL’s be able to enter in the 4m opening? If we went the shared option they would
need to be along the hammerhead driveway | believe. Would that work?

Yes, this will eventually be part of a larger complex, however it is not certain what the exact form of the rest of the
complex will take on at this stage. The current approval is for some apartment buildings however it is likely that a
further 20 or so townhouses will be built instead with a ring road servicing them. | have attached a plan of this,
however we are not submitting for this full approval yet with council though, only the initial 9 townhouses.

Cheers,
Nicole

From: Holly Tuppin [mailto:h.tuppin@nawma.sa.gov.au]

Sent: Thursday, 8 June 2017 10:13 AM

To: Budurban-Nicole <Nicole@budurban.com.au>

Cc: Rob Gagetti <rgagetti@ekistics.com.au>

Subject: Spam>RE: Townhouse Development plan in Gawler West

Good morning Nicole,

Apologies for the delayed response, so that we can provide accurate feedback — can you advise where you had
hoped the bins will be collected —i.e preferred individual bins from out front each Individual property like a normal
street, or do you propose another location — please note the following requirements for truck access also,

- At minimum 6 m wide roads with any comers along trucks route tapered allowing for sufficient space for
truck’s to turn

- A 20 Metre Turning Circle within the complex Or a road that goes through the property with a separate
entry and exit

Unless | am mistaken the entry point at Dean street is 4m then widening to 5 M = is this correct? If so it will not be
possible for a normal collection truck to empty in that complex, you will either need to widen the roads or the
alternative is you use a shared bin system for the general Rubbish known as REL’s, for this service a smaller truck
would empty the REL’s. For the number of units in this complex 2 x 660L REL Bins (1260 mm wide x 1200 mm high x
780mm Deep) is recommended at minimum, they will need to be kept in a accessible location (can be behind a
locked gate as long as we are provided an access key) — driver will roll bins out to truck, empty then return them -
this would need to occur within the complex and will possibly block road during the process. For us to determine if
this is a feasible option please advise where you would locate the shared bins.

Is this complex apart of a larger complex? If so can you provide / has it be designed the road system throughout the
whole development, perhaps there are other alternatives we can think of as a result?

Kind regards

Holly Tuppin
Office Supervisor

71-75 Woomera Ave, Edinburgh Park
Box 10 MDC, Edinburgh North, SA, 5113
P: 08 8259 2105

M: 0417 845 102

E: H.Tuppin@nawma.sa.gov.au
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W: www.nawma.sa.gov.au

OnAWMA

E: nicole@budurban.com.au | www.budurban.com.au
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DE 6x4 Turn Circle Model - 4850 mm, 5350 and 5500 mm wheelbase

DE 6x4 4850 mm wheelbase
Vehicle Width 2500{mm
Inner Steer Angle 45.00|deg
[Outer Steer Angle 38.00|deg
Effective Wheelbase 4850|mm

4850|mm
2000|mm
6500]k
17000|kg
Centre of Mass 1341|mm
Centre of Mass Steer Radius 5689|mm
|Min Steer Radius 4850|mm
Curb to Curb Steer Radius 8806|mm
Curb o Curb Turn Circle 17.6|m
Wall to Wall Steer Radius 9822|mm
Wall to Wall Turn Circle 19.6|m.

DE 6x4 5350 mm wheelbase
Vehicle Width 2500|mm
Inner Steer Angle 45.00|deg

38.00[deg

Effective Wheelbase

17000|kg

Centre of Mass 1480|mm
Centre of Mass Steer Radius 6276[mm
Min Steer Radius 5350{mm

Curb to Curb Steer Radius 9500|mm
Curb to Curb Turn Circle 19.0ym
[Wall to Wall Steer Radius 10528|mm
Wall to WaH Furn Circle 21.3m

DE 6x4 5500 mm whgelbase

Vehicle Width 2500{mm
|Inner Steer Angle 45.00|deg
Outer Steer Angle 38.00|deg
Effective Wheelb 5500{mm
[Theoritical: Wheelbiase 5500!mm
Track Width 2000{mm
Front Mass 6500/ ke
Rear Mass 17000| ki
Centre of Mass 1521jmm
Centre of Mass Steer Radius 6452/mm
Min Steer Radius 5500]mm
Curb to Curb Steer Radius 9708)mm
Curb to Curb Turn Circle 19.4]m
Wall to Wall Steer Radius 10740|mm
Wall to Wal Turn Circle 21.5)m

.- Wall to Wall Turn Circle
.~ =" Curb to Curb Turn Circle

Vehicle
Width

Minimum Steer Radius
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ATTACHMENT 3

Tree Report ATS3164-Lot15DeaStEcam V4

Tree Report for Dean Place Pty Ltd
C/- Leedwell Property

Level 2, 15 Leigh Street

Adelaide SA 5000

Re: Lot 15 Dean Street, Gawler West

Report commissioned by:
Bernadette Lee

Executive Assistant
Leedwell

Report compiled by:

Arborman Tree Solutions Pty Ltd
Gary Moran — Consulting Arboriculturist
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Brief
| was asked to carry out an inspection, from ground level, of the (6) Eucalyptus camaldulensis (River
Red Gum) located at Lot 15 Dean Street, Gawler West and provide information in relation to the
following points: -

> Assess the general condition and structure of the subject trees.

> Assess the trees against the current provisions of the Development Act 1993 relating to
Regulated and Significant Trees.

> |dentify and define the appropriate Tree Protection Zone and Structural Root Zone for the
trees.
> Determine the extent and long-term effect of possible damage to the subject trees associated

with the development and supporting infrastructure.

> Recommend appropriate action for immediate and ongoing management of the trees. This
may include crown and root zone treatments and management principles.

> Provide any additional relevant information as appropriate.
Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525
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Assessment

Observations
Tree 1 was identified as Eucalyptus camaldulensis (River Red Gum) and its status is as follows:-

Assessment Date:
22 June 2015

Southing and Easting:
34°36'24.61" S 138°44'21.84" E

Height:
16 metres

Spread:
15 metres

Age:
Mature

Useful Life Expectancy:
> 10 years

Health:
Fair

Structure:

Fair

Circumference: DBH: DRB:

4.13 metres 0.92 metres 0.99 metres

Legislative Control Status: TPZ: SRZ:
Significant 11.04 metres 3.30 metres

Retention Rating:
Moderate: Fair tree which requires remedial treatment or protection but worthy of retention.

»  The subject tree is located immediately east of Lot 15 Dean Street, Gawler West and is listed
as "Tree 1" within Appendix A.

»  Tree 1 divides into two trunks near ground level. Both trunks support an array of lateral
branches and form a broad dome shaped crown.

»  The tree's root zone consists of an open grassy area surrounding the trunk and the railway
corridor to the east. There have been no obvious recent disturbances noted within the root
development area.

»  Tree health is considered to be fair as indicated by the normal foliage colour and good density
however there is borer activity on the lower southern trunk.

»  Tree structure is considered to be fair as indicated by the codominant form and minor bark
inclusion located at approximately six metres above ground level.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@ﬂpa(ﬁam@.com.au
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Tree 2 was identified as Eucalyptus camaldulensis (River Red Gum) and its status is as follows:-

Assessment Date:
22 June 2015

Southing and Easting:
34°36'24.61" S 138°44'21.84" E

Height:
16 metres

Spread:
15 metres

Age:
Mature

Useful Life Expectancy:
> 10 years

Health:
Good-Fair

Structure:
Fair

Circumference: DBH: DRB:
2.66 metres 0.59 metres 0.77 metres

Legislative Control Status: TPZ: SRZ:
Regulated 7.08 metres 2.97 metres

Retention Rating:
Moderate: Fair tree which requires remedial treatment or protection but worthy of retention.

»  The subject tree is located immediately east of Lot 15 Dean Street, Gawler West and is listed
as "Tree 2" within Appendix A.

»  Tree 2 divides into two trunks at approximately 0.3 metres ground level. Both trunks support
an array of lateral branches and forms a broad dome shaped crown.

»  The tree's root zone consists of an open grassy area surrounding the trunk and the railway
corridor to the east. There have been no obvious recent disturbances noted within the root
development area.

»  Tree health is considered to be good to fair as indicated by the normal foliage colour and good
density. There is a minor amount of internal deadwood present and there were no substantial
pests or diseases noted within the crown.

»  Tree structure is considered to be fair as indicated by the codominant form and minor bark
inclusion located within the main union. The remaining structure is free of notable defects and
the lateral branches offer good pruning options for future management.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@@a(ﬁam@.com.au
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Tree 3 was identified as Eucalyptus camaldulensis (River Red Gum) and its status is as follows:-

Assessment Date:
22 June 2015

Southing and Easting:
34°36'24.61" S 138°44'21.84" E

Height:
18 metres

Spread:
15 metres

Age:
Mature

Useful Life Expectancy:
> 10 years

Health:
Good-Fair

Structure:
Fair

Circumference: DBH: DRB:
3.49 metres 1.11 metres 0.77 metres

Legislative Control Status: TPZ: SRZ:
Significant 13.32 metres 2.97 metres

Retention Rating:
Moderate: Fair tree which requires remedial treatment or protection but worthy of retention.

»  The subject tree is located immediately east of Lot 15 Dean Street, Gawler West and is listed
as "Tree 3" within Appendix A.

»  Tree 3 divides into multiple ascending stems at approximately 1.4 metres ground level. The
stems support an array of lateral branches and form an upright crown with a slight southern
bias due to the phototropic growth response to adjacent trees.

»  The tree's root zone consists of an open grassy area surrounding the trunk and the railway
corridor to the east. There have been no obvious recent disturbances noted within the root
development area.

»  Tree health is considered to be good to fair as indicated by the normal foliage colour and good
density. There is a minor amount of internal deadwood present and there were no substantial
pests or diseases noted within the crown.

»  Tree structure is considered to be fair as indicated by the past lopping at approximately 1.4
metres above ground level. The remaining structure is free of notable defects and the lateral

branches offer good pruning options for future management.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@@a(ﬁam@.com.au
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Tree 4 was identified as Eucalyptus camaldulensis (River Red Gum) and its status is as follows:-

Assessment Date:
22 June 2015

Southing and Easting:
34°36'21.80" S 138°44'21.74" E

Height:
19 metres

Spread:
14 metres

Age:
Mature

Useful Life Expectancy:
> 10 years

Health:
Good-Fair

Structure:
Fair

Circumference: DBH: DRB:
2.81 metres 0.89 metres 0.94 metres

Legislative Control Status: TPZ: SRZ:
Regulated 10.68 metres 3.22 metres

Retention Rating:
Moderate: Fair tree which requires remedial treatment or protection but worthy of retention.

»  The subject tree is located immediately east of Lot 15 Dean Street, Gawler West and is listed
as "Tree 4" within Appendix A.

»  Tree 4 divides into multiple ascending stems at approximately two metres ground level. The
stems support an array of lateral branches and form an upright crown.

»  The tree's root zone consists of an open grassy area surrounding the trunk and the railway
corridor to the east. There have been no obvious recent disturbances noted within the root
development area.

»  Tree health is considered to be good to fair as indicated by the normal foliage colour and good
density. There is a minor amount of internal deadwood present and there were no substantial
pests or diseases noted within the crown.

»  Tree structure is considered to be fair as indicated by the past lopping at approximately two
metres above ground level. The remaining structure is free of notable defects and the lateral
branches offer good pruning options for future management.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@@a(ﬁam@.com.au



Page 8 of 22

Tree 5 was identified as Eucalyptus camaldulensis (River Red Gum) and its status is as follows:-

Assessment Date:
22 June 2015

Southing and Easting:
34°36'21.58" S 138°44'21.81" E

Height:
16 metres

Spread:
13 metres

Age:
Mature

Useful Life Expectancy:
> 10 years

Health:
Good-Fair

Structure:
Fair

Circumference: DBH: DRB:
2.61 metres 0.81 metres 0.94 metres

Legislative Control Status: TPZ: SRZ:
Regulated 9.72 metres 3.22 metres

Retention Rating:
Moderate: Fair tree which requires remedial treatment or protection but worthy of retention.

»  The subject tree is located immediately east of Lot 15 Dean Street, Gawler West and is listed
as "Tree 4" within Appendix A.

»  Tree 5 divides into multiple ascending stems at approximately three metres ground level. The
stems support an array of lateral branches and form an upright crown.

»  The tree's root zone consists of an open grassy area surrounding the trunk and the railway
corridor to the east. There have been no obvious recent disturbances noted within the root
development area.

»  Health is considered to be good to fair as indicated by the normal foliage colour and good
density. There is a minor amount of internal deadwood present and there were no substantial
pests or diseases noted within the crown.

»  Tree structure is considered to be fair as indicated by the past lopping at approximately two
metres above ground level. The remaining structure is free of notable defects and the lateral
branches offer good pruning options for future management.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@@a(ﬁam@.com.au
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Tree 6 was identified as Eucalyptus camaldulensis (River Red Gum) and its status is as follows:-

Assessment Date:
22 June 2015

Southing and Easting:
34°36'21.45" S 138°44'21.81" E

Height:
14 metres

Spread:
10 metres

Age:

Mature

Useful Life Expectancy:
> 10 years

Health:

Fair

Structure:

Fair

Circumference: DBH: DRB:
2.95 metres 0.88 metres 0.96 metres

Legislative Control Status: TPZ: SRZ:
Regulated 10.56 metres 3.25 metres

Retention Rating:
Moderate: Fair Tree which requires remedial treatment or protection but worthy of retention.

»  The subject tree is located immediately east of Lot 15 Dean Street, Gawler West and is listed
as "Tree 6" on the attached plan within Appendix A.

»  Tree 6 divides into multiple ascending stems at approximately three metres ground level. The
stems support an array of lateral branches and forms an upright crown.

»  The tree's root zone consists of an open grassy area surrounding the trunk and the railway
corridor to the east. There have been no obvious recent disturbances noted within the root
development area.

»  Health is considered to be fair as indicated by the reduced foliage density, moderate level of
dieback throughout the crown and borer activity on the lower trunk.

»  Tree structure is considered to be fair as indicated by the past lopping at approximately two
metres above ground level. The remaining structure is free of notable defects and the lateral
branches offer good pruning options for future management.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555

23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@@a(ﬁam@.com.au
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Development Plan Principles of Development Control — Tree 1 and 3

The subject trees attain a “Significant” trunk circumference measurement and are therefore required
to be assessed to determine if they achieve any of the Principles of Development Control listed
within the Town of Gawler Development Plan as follows:-

a) The trees make an important contribution to the character or amenity of the local area. The
large leafy crowns provide considerable amenity to the area.

b) The species is not listed under the National Parks and Wildlife Act 1972 as a rare or
endangered native species.

c) The trees represent an important habitat for native fauna: The trees are part of a group of
mature indigenous trees therefore represent important habitat.

d) The trees are part of a wildlife corridor or a remnant area of native vegetation; the trees are
a link to the wildlife corridor of the Gawler River.

e) The subject trees are important to the maintenance of biodiversity in the local environment;
as indigenous natives that are linked to a wildlife corridor, the subject trees form part of a
genetic resource and are therefore important to the maintenance of biodiversity within the
local environment.

f) The tree forms a notable visual element to the landscape of the local area; the trees are
considered to be an eminent feature of the local landscape.

In the case of tree-damaging activity, the following points are also considered:-

A Significant Tree should not be removed or damaged other than where it can be demonstrated that
one or more of the Principles of Development Control listed within the Town of Gawler Development
Plan apply. These Principles of Development Control are discussed as follows:

a) No pruning is currently warranted and therefore has not been recommended.

b)  The work is not required due to an unacceptable risk to public and private safety; the trees do
not represent an unacceptable risk. No pruning work is therefore currently warranted.

c) The trees are not within a Bushfire Prone Area.

d) The trees are not causing or threatening to cause substantial damage to a substantial building
or structure of value.

e) The aesthetic appearance and structural integrity of the subject trees will be maintained both
during and post the development process.

The development involves groundwork activities such as excavation, filing and sealing of
surrounding surfaces, however management options are available to protect the root system of the
Significant Trees and therefore no adverse effect to the aesthetic appearance, health and integrity
is expected.

The land division and development will not result in a substantial tree-damaging activity occurring to
a Significant Tree.
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Development Plan Objectives and Principles of Development Control — Tree 2, 4, 5 and 6

The subject trees attain “Regulated” trunk circumference measurements and are therefore required
to be assessed to determine if they achieve any of the Objectives and Principles of Development
Control listed within the Town of Gawler Development Plan as follows:-

a) The trees make a significant contribution to the character or visual amenity of the local area.
The large leafy crowns provide considerable amenity to the area.

b)  The species is indigenous to the local area.

c) The speciesis not listed as rare or endangered under the National Parks and Wildlife Act 1972.

d) The trees represent important habitat for native fauna; the trees are mature indigenous
specimens which are linked to the wildlife corridor of the Gawler River and therefore provide
important habitat.

In the case of tree-damaging activity, the following points are also considered:-

A Regulated Tree should not be removed or damaged other than where it can be demonstrated that

one or more of the Principles of Development Control listed within the Town of Gawler Development

Plan apply. These Principles of Development Control are discussed as follows:

a) The trees are not diseased nor do they have a short life expectancy.

b) The trees do not represent a material risk to public or private safety.

c) The trees are not causing damage to a building.

d) The trees are not preventing development that is reasonable and expected. The proposed
development is achievable in conjunction with the sustainability of the subject trees.

The development does involve groundwork activities such as excavation, filling and sealing of
surrounding surfaces, however management options are available to protect the root system of the
Regulated Tree and therefore no adverse effects to the aesthetic appearance, health and integrity
are expected.

The land division and development will not result in substantial tree-damaging activity occurring to
a Regulated Tree.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture Phone: (08) 8240 5555
23 Aberdeen Street ATS3164-Lot15DeaStEcam V4 — 10 September 2015 Fax: (08) 8240 4525

Port Adelaide SA 5015 Pageil:@@@a(ﬁam@.com.au



Page 12 of 22

Discussion / Conclusion

The subject trees are identified as mature specimens of Eucalyptus camaldulensis (River Red
Gum). This group of indigenous trees offers a substantial contribution to the amenity, landscape
character and biodiversity of the area and therefore they should be protected throughout the
development process in accordance with Australian Standard AS4970-2009 Protection of Trees on
Development Sites.

The six subject trees achieve a circumference of the trunk at one metre above ground level which
deems them as Regulated/Significant Trees under the current provisions of the Development Act
1993.

The subject trees are in good overall condition and tree protection measures are provided within this
document designed at ensuring that their condition is not impacted by the proposed development.

Tree 1

The encroachment within the Tree Protection Zone of Tree 1 is recognized as a Major
Encroachment by AS4970-2009 however Tree friendly design methods and materials for the
parking area are proposed within the TPZ. This construction methodology will minimise the potential
for tree damaging activity to occur.

Trees 2 -6

The encroachment within the Tree Protection Zones of Tree 2 - 6 are recognized as Minor
Encroachments by AS4970-2009. These minor encroachments are generally incurred by the
proposed landscaping. Tree friendly landscaping methods are presented within Appendix C and are
aimed at preventing negative impacts to tree health and/or integrity from occurring.

The subject trees are considered to be sustainable within the proposed development as;

#  The species (Eucalyptus camaldulensis) has a good tolerance to root disturbance as it has
evolved along water courses throughout mainland Australia. This environment is subject to
natural changes in soil levels due to flooding and erosion events. The root structure is therefore
able to tolerate considerable soil disturbance which AS4970-2009 section 3.3.4 (c) allows
consideration for.

# There is substantial future root development area contiguous to the TPZ’s located within the
railway corridor (AS4970-2009 section 3.3.2).

# The species is well adapted to the local environment.
# Tree friendly design methods have been incorporated into the development proposal.

# Recommendations are provided within this document aimed at promoting tree sustainability
and minimising potential impacts.

The trees achieve trunk measurements as well as aesthetic and environmental qualities that qualify
them as Regulated and Significant Trees worthy of retention. It is my opinion that under the
Development Act 1993, their retention is required. | therefore provide the following management
recommendations for the subject trees.
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Recommendations

Root Zone Management

>

>

Appoint a Project Arborist.

Delineate a Tree Protection Zone (TPZ) on site around the tree equivalent to the radius listed
within the Observations for the relevant tree/s; the TPZ includes both the below and above
ground parts of the tree.

Erect a protective fence around the available TPZ (the existing boundary fence will become
part of the TPZ fence) to prevent unauthorised entry, ensure the area is clearly signed TREE
PROTECTION ZONE - NO ENTRY (a TPZ sign has been appended to the end of this report
which is intended to be reproduced, laminated and attached to the TPZ fence). The fence must
be constructed with sturdy temporary fencing, 1.5-2 metres high.

Decompact the soil within the available TPZ and treat the grass in the area with a suitable
glyphosate, or similar, based herbicide.

Apply a layer of composted mulch 75-100 mm deep over the available TPZ (spread by hand -
do not use machinery to spread mulch within the TPZ as this will compact the soil and reduce
tree health and vigour) omit mulch from direct contact with the trunk.

Certificates of compliance should be attained from the Project Arborist at specified
development intervals as outlined within Appendix D - AS4970-2009 Schedule of Compliance
Checks.

All excavation within any TPZ is to be completed under the supervision of the Project Arborist
using non-destructive techniques such as HydroVac® or similar.

Where roots are encountered the Project Arborist is to determine the significance of the root
to tree health and treat accordingly i.e. prune or remove the root.

Thank you for the opportunity to provide this report. Should you have any questions or require further
information, please contact me and | will be happy to be of assistance.

Yours sincerely

GARY MORAN
Consulting Arboriculturist
Advanced Certificate in Arboriculture
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Glossary

Size:
Age:

Useful Life Expectancy:

Current health of tree:
Structure:

Circumference:

Diameter at Breast Height (DBH):

Diameter at Root Buttress (DRB):

Tree Protection Zone:

Structural Root Zone:

Root Buttressing:

Bifurcation:

Included Bark Union:

Project Arborist

Lopping:
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approximate height and width of tree in metres.
identification of the maturity of the subject tree.

expected number of the years that the subject specimen will
remain alive and sound in its current location and/or
continues to achieve the relevant Principles of Development
Control.

visual assessment of tree health.
visual assessment of tree structure.

trunk circumference measured at one metre above ground
level. This measurement is used to determine the status of
the tree in relation to the Development Act 1993.

trunk diameter measured at 1.4 metres above ground level
used to determine the Tree Protection Zone as described in
Australian Standard AS4970-2009 Protection of trees on
development sites.

trunk diameter measured just above the root buttress as
described in Australian Standard AS4970-2009 Protection
of trees on development sites and is used to determine the
Structural Root Zone.

area of root zone that should be protected to prevent
substantial damage to the tree’s health.

calculated area within the tree’s root zone that is considered
essential to maintain tree stability.

area of root development as it joins to the trunk base.

a stem union supporting ascending stems and potentially
containing included bark.

a poorly formed stem or branch union where bark becomes
trapped between the structural fibres causing a weakness in
the supporting structure.

A person with the responsibility for carrying out a tree
assessment, report preparation, consultation with
designers, specifying tree protection measures, monitoring
and certification. The project arborist must be suitable
competent in arboriculture, having acquired through training
and/or equivalent experience, the knowledge and skills
enabling that person to perform the tasks required by this
standard.

random cutting of branches or stems between branch
unions usually resulting in epicormic regrowth. Such pruning
is listed as an unacceptable practice within Australian
Standards AS4373-2007 Pruning of Amenity Trees.

Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture
ATS3164-Lot15DeaStEcam V4 — 10 September 2015
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Appendix A - Tree Location
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Appendix B - Erecting a Tree Protection Zone fence.

Above is an extract from Australian Standard AS4970-2009 Protection of trees on development
sites.

A protective fence should be installed around the TPZ to prevent unauthorised entry, ensure
the area is clearly signed TREE PROTECTION ZONE - NO ENTRY. The fence must be
constructed with sturdy temporary fencing, 1.8 metres high.
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Appendix C Landscaping Program

Once all construction and paving has been completed the TPZ fence can be removed and the
landscaping of the garden area can be completed. The following recommendations are made in
relation to this part of the development.

»  Maintain the composted mulch layer and top up as appropriate. Remove any new weed growth
from the mulched area.

»  When excavating planting holes, this is to be completed by hand and where tree roots are
found the planting hole is to be repositioned as appropriate.

These recommendations are targeted at reducing the level of impact to the root zone of the tree to
an acceptable level. There is unlikely to be any detrimental impacts to the health and structure of
this tree providing these recommendations are adhered to.
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Appendix D - AS4970-2009 Schedule of Compliance checks
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Site Plan
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ATTACHMENT 5

Town of Gawler
Heritage Advisor Comment

Planning Application No.: 490/452/2017

Applicant: BUD URBAN (Nicole Footer)
Location: 12 Dean Street, Gawler West [the subject site]
Zone: Residential Historic (Conservation)
Policy Area: Gawler South Residential Historic (Conservation) 15
Heritage Status: -
Proposal Construction of three (3) new two (2) storey residential flat
buildings
To Scott Twine,
Development Assessment Planner
Date: 17 October 2017
1 Summary of Proposal

The proposal seeks to establish three (3) Residential Flat Buildings [RFB] comprising
a total of 30 dwellings to the subject site. Each dwelling will be joined by a party wall
creating three (3) separate buildings, summarised below:

e The proposal includes Five (5) different dwelling types hereinafter referred to
as Parcel A, Parcel B, Parcel C, Parcel D and Parcel E. Parcels D and E are
unique to RFB 3 and floor plans for these dwellings will be submitted to under
separate cover. Each dwelling will be two (2) storeys in height. A summary
of key features and characteristics of the development are summarised
below:

e Residential Flat Building (RFB 1) comprising nine (9) dwellings including four
(4) Parcel A dwellings, four (4) Parcel B dwellings and one (1) Parcel C
dwelling;

e Residential Flat Building (RFB 2) comprising thirteen (13), including four (4)
Parcel A dwellings, four (4) Parcel B dwellings and five (5) Parcel C dwellings;

e Residential Flat Building (RFB 3) comprising eight (8) dwellings including three
(8) Parcel A dwellings, two (2) Parcel B dwellings and one Parcel C, D and E
dwelling;

e The provision of seven (7) communal visitor parking spaces;

e Two (2) parcels of communal open space comprising areas of 270m2 and
90m2;

e Farthworks (excavation and filing) and boundary retaining walls reaching an
approximate height of 1 metre in the north-eastern corner of the site; and

e A boundary fence to be constructed in gabion and Colorbond® materials,
reaching a maximum height of 1.8 metres enclosing the rear boundaries of
the dwellings forming part of Building 2.

flightpath architects Page 1 of 26
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2 Previous Development Applications
Below is a summary of recent development applications for the subject site:

Development Description Planning Consent

Application Status

DA490/129/2015 | Three (3) Residential Flat Buildings (comprising PLANNING CONSENT
55 dwellings — 2-3 storey) with associated APPROVAL EXTENDED
carpark (including carport structures) fencing, until 23 November 2017

landscaping and off-site works including
footpaths and stormwater infrastructure

DA490/691/2008 | Buildings of two (2) storeys comprising 22 PLANNING CONSENT
dwellings APPROVAL LAPSED
3 Proximate Heritage Places

The subject site is beyond the extents of and sufficiently separate from the Gawler
State Heritage Area.

The subject site abuts the rail corridor, with the Gawler Railway Station located to the
south. Below is an extract from Location SA Map Viewer showing proximate heritage
places:

Figure 1: Aerial photograph showing proximate heritage places.
Source:  Location SA Map Viewer
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Place Address Description Heritage Status
1 Overway Bridge Rd Railway Cottage Contributory
GAWLER WEST

3 Overway Bridge Rd Railway Cottage Contributory
GAWLER WEST

5 Overway Bridge Rd Railway Cottage Contributory
GAWLER WEST

6 Dean St Railway Cottage Contributory
GAWLER WEST

8 Dean St Railway Cottage Contributory
GAWLER WEST

1-3 Dean St Cottages Contributory
GAWLER WEST

5 Dean St Dwelling Contributory
GAWLER WEST

7 Dean St Dwelling Contributory
GAWLER WEST

1 Railway Tce Dwelling Contributory
GAWLER WEST

2 Fifteenth St Dwelling Contributory

GAWLER SOUTH

10 Fifteenth St
GAWLER SOUTH

Fitness Centre, former
Duffield Grain Store

Local Heritage Place

5 Fifteenth St Dwelling Contributory
GAWLER SOUTH
7 Fifteenth St Dwelling Contributory

GAWLER SOUTH

6 Sixteenth St
GAWLER SOUTH

Dwelling ('Sunnybrae')

State Heritage Place

25-27 Eighteenth St
GAWLER SOUTH

Railway Family Hotel

State Heritage Place

Twenty-third St
GAWLER SOUTH

Gawler Railway Station
Complex

State Heritage Place

18-20 Nineteenth St
GAWLER SOUTH

Criterion Hotel and Stone
Shed

Local Heritage Place

4 Heritage Places — Development Plan Extracts

Table Ga/2: State Heritage Places

Property | Description | Lot No. | Plan | Certificate | Sec 16 Heritage
Address | and/or or Part | No. of Title Criteria | Branch
Extent of Section ID
Listed
Place
25-27 Railway Hotel CT 3663/91 12136
Eighteenth
Street,
Gawler
South
Twenty- Railway Lot 6 CT 5155/143 10379
third Structure
Street, including
Gawler Station,
South Parcel Office,
Train Shed,
Goods Shed
& Signal Box
flightpath architects Page 3 of 26
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Table Ga/s:

Property
Address

Local Heritage Places

Description
and/or
Extent of
Listed
Place

Lot No.
or Part
Section

Plan
No.

Certificate
of Title

Sec
23(4)
Criteria

Heritage
Branch

ID

10
Fifteenth
Street

Fitness
Centre,
former
Duffield grain
store

The historic
form and
fabric of the
whole former
grain store
building but
not including
the rendered
finish on all
except
western walls,
structural
signs or
recent minor
entrance
alterations.

Lots 93-
96, Sec 2
Hd Mudla
Wirra

CT 1399/54

a, b, e f

18-20
Nineteenth
Street

Criterion
Hotel and
stone shed
The historic
form and
fabric of the
Hotel and rear
stone
outbuildings
but not
including rear
additions or
the bottle
shop
additions.

Sec 8 Hd
Mudla
Wirra

CT
GM43/319

a,c,f

Table Ga/6: Contributory Places

Property Address

Description and/or

Extent of Listed Place

Lot No. or Part Section

1 Overway Bridge Rd

Railway Cottage

3 Overway Bridge Rd

Railway Cottage

5 Overway Bridge Rd

Railway Cottage

1-3 Dean Street Cottages
5 Dean Street Dwelling
6 Dean Street Railway Cottage
7 Dean Street Dwelling
8 Dean Street Railway Cottage
1 Railway Terrace Dwelling
2 Fifteenth Street Dwelling
5 Fifteenth Street Dwelling

flightpath architects
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Property Address Description and/or Lot No. or Part Section

Extent of Listed Place
7 Fifteenth Street | Dwelling |

5 Gawler Heritage Survey
The Gawler Heritage Survey (Danvers Architects, 1998 — the Heritage Survey)

provides the context for the policy are which the subject site is located." Though non-
statutory in its impact, it provides useful background to assist the understanding of
the statements contained in the Gawler (CT) Development Plan.

It includes the following general statements:

Gawler South Historic (Conservation) Policy Area”

The Gawler South Historic (Conservation) Policy Area includes most of the
current suburb of Gawler South, and a large part of Gawler West. This is an
area of high integrity containing a large number of places of heritage
significance and contributory places.

History"

The Gawler South Historic (Conservation) Policy Area includes parts of the
current suburbs of. Gawler South and Gawler West. Historically, these two
suburbs and the former Bassett Town (now part of Gawler West) were
grouped together to form the Gawler South District Council (1899 to 1933)
Gawler West

The Gawler Railway station was established in 1857. The prospects for
industry and employment in that area were immediately increased, and land
was surveyed for suitable subdivisions both around the railway yards, and to
the other side of the main road to Adelaide (Gawler South). The Gawler West
subdivision occurred in 1857 with 116 allotments to the north-east of the
railway station. This area included the current Fourteenth, Fifteenth and
Sixteenth Streets.

In 1857 and 1864 the. Railway and Criterion Hotels were established, and
these buildings were soon followed by industrial and residential buildings.
The establishment of significant industries in the area provided an important
catalyst for growth. These included the Victoria Mill (1868) the Britannia
Foundry (1885) and May Brothers' Engineering complex (1885). The latter
company produced mining and agricultural equipment, employing between
200 and 300 local residents in the late 19t h and early 20th centuries.

Bassett Town

At the time of the establishment of the Gawler station, much of the land
immediately to the east of the station was owned by Wiliam Bassett, whose
house is now situated on Twenty-first Street. In 1857, Bassett commissioned
prominent local surveyor George Warren to survey his land, and on 24 March
1858 the subdivision of Bassett Town was officially created. Also in that year,
the Engine and Driver hotel was opened next door to Bassett's house.

The first Bassett Town subdivision created 70 lots between the current
Eighteenth and Twenty-first Streets. The second Bassett Town subdivision
in 1873 created another 85 lots south of Twenty-first Street and west of the
railway station. During the late 19th century and early 201h century a variety
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of residential development took place in Bassett Town. This area is now
subsumed into the suburb of Gawler West.

Gawler South

The official plan of the township of Gawler South was deposited in the Lands
Titles Office on 1 February 1858. This subdivision created 360 lots covering
the area to the south of Dead Man's Pass, and the east of the new industrial
area, railway yards and residential town on the other side of Adelaide Road
also became a popular and affordable area in which to live. This subdivision
is characterised by its streets of medium to small-scale dwellings, with most
of the commercial development being along Adelaide Road and pockets of
industrial development in such places as the Gas Works and station area.

Built Character’

The Policy Area is located on relatively flat terrain to the south of the original
town. In the early 20th century the street names were changed to numbers
ranging from First to Twenty-fifth Street. The streets are generally wide and
have been laid out in a grid pattern across the Policy Area. The area is
residential in character, generally consisting of single storey dwellings, dating
from the period 1860 - 1910. Dwellings are typically detached and are set
back from the street and neighbouring houses. The use of local building
stone, and locally-manufactured bricks and cast-iron contributes to the
distinctive character of the area.

The area is of historic importance because it illustrates the character and
continuing expansion of residential and industrial Gawler in the latter half of
the nineteenth century.

The Heritage Survey provides a description, statement of heritage value and s23(4)
(Development Act 1993 (SA)) criteria assessment for local heritage places
(incorporated into the Development Plan extracts (included above)), but not for
contributory items. Of the proximate heritage places identified above, the following
entries are included in the Heritage Survey:

Place Address

10 Fifteenth St GAWLER WEST

Description

Fitness Centre, former Duffield Grain Store

Heritage Status

Local Heritage Place

Description

Random rubble bluestone building with render to south, east and north
elevations and a corrugated-iron gable roof. Features include rendered
plinth, coping over gable ends and a large double doorway in the centre of
the eastern elevation.

Statement of
Heritage Value

The former grain store is significant for its associations with Walter Duffield
and the Victoria Mill, Gawler's earliest mill and one of its most significant
industrial complexes.

Relevant (a) it displays historical, economic or social themes that are of importance
Criteria to the local area, being one of few surviving buildings associated with the
flightpath architects Page 6 of 26
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significant local industrial complex the Victoria Mill.

(b) it represents customs or ways of life that are characteristic of the local
area, representing the industrial activity which was so significant in the
station area during the latter half of the latter 19th century and early 20th
century.

(e) it is associated with a notable local personality or event, namely Walter
Duffield, significant colonial entrepreneur.

(f) it is a notable landmark in the area, being a large building situated in
open land between the railway line and Fifteenth Street.

Place Address 18-20 Nineteenth St, GAWLER SOUTH

Description Criterion Hotel and Stone Shed

Heritage Status | Local Heritage Place

Description Two-storey painted limestone building with red-brick dressings and gambrel
corrugated-iron roof.

Features include chamfered corner and a two-storey return verandah with
timber posts, balustrade and tracery and a bull-nose corrugated-iron roof,
parapet with moulded cornice, painted red-brick chimneys, flat arches over
openings and timber-framed double-hung multi-paned sash windows. To
the rear (east) of the hotel is a single-storey stone shed.

Statement of This hotel is a significant landmark in the station area which is one of
Heritage Value Gawler's older commercial buildings, one of two surviving early hotels in
Gawler South and has played an important part in the lives of the local

community.
Relevant (a) it displays historical, economic or social themes that are of importance to
Criteria the local area,

being an early hotel connected to local industrial and residential
development.

(c) it has played an important part in the lives of local residents, especially
those who patronised the hotel.

(f) it is a notable landmark in the area, being a large two-storey building on a
prominent corner of a residential area opposite the railway station.

6 Gawler (CT) Development Plan
The Gawler (CT) Development Plan (the Development Plan) includes the following

council-wide provisions relevant to the review of the proposal for the subject site:

Conservation
OBJECTIVES
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Objective 12: Retention and enhancement of localities in the Council area
of distinctive and valued or historic significance through preservation of State
and Local Heritage Places, Contributory Items and other places of historic
character, and compatible infill development.

Gawler contains a number of areas of special historic character. In those
areas redevelopment and infill should be carried out in preference to
demolition which should only be undertaken in association with development
which conserves and enhances the special character of those areas.

Church Hill, which is of particular significance. That character is largely
derived from its setting, framed by the North Para River and South Para River
and flanked to the east by the elevated ridge running parallel with the main
street, Murray Street. Generous parkland spaces, flanked by wide terraces,
encompass the river valleys. The dominating traditional grid road pattern is
realigned in response to topographic conditions to create significant
entrance points and important vistas. Several landmarks, including the
Church Hill town squares are created as significant focal points. Native
riverine eucalypts on the North Para River and South Para River parklands
are complemented within the town centre area by Moreton Bay Fig trees,
pinus species, palms and exotic European trees.

Buildings of historic interest, although containing a diversity of architectural
styles from modest, simple colonial cottages to grand villas, and elaborate
residences, display a rare cohesiveness, with few disparate new structures.
The building form generally consists of:

(a) shape - orthogonal load-bearing building forms with hip, gable
and hip-gable combination roofs. Verandahs are commonly found.

(b) scale - generally single-storey, but with lofty, high-pitched roofs.

(c) materials - local building stone (bluestone, limestone) and
sandstone, or red brick walls with corrugated iron roofs.

(d) advertising or advertising displays - integrated with the building’s
architecture so that details which provide interest (such as arches,
columns, decorative panels and lacework) are not obscured or
disturbed.

PRINCIPLES OF DEVELOPMENT CONTROL

35 Development should not impair the character or nature of buildings or
sites of architectural, historical or scientific interest or sites of natural beauty
(including those not specifically identified of heritage importance in Table
Ga/2 or Table Ga/b).

36 When excavation in historic conservation zones or places and items in
Table Ga/2, Table Ga/5 or Table Ga/6 is proposed, consideration should be
given to an archaeological assessment prior to excavation. Monitoring should
occur during construction to protect and recover artifacts and document
important historic features.

RESIDENTIAL HISTORIC (CONSERVATION) ZONE

Introduction

In addition to the Council Wide policies, the Residential Historic
(Conservation) Zone and Policy Area policies apply to the areas shown on:
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Gawler Rivers Floodplain Area: Figures FI/1 to FI/8.
Residential Historic (Conservation) Zone: Maps Ga/3, 5, 6, 12.

Gawler Health Services Helipad: Figure Hel/1.

OBJECTIVES

Objective 1: The Residential Historic (Conservation) Zone is primarily for
residential development together with local facilities that support a healthy
and convenient living environment.

Five Policy Areas are identified in Fig Res H(C)/1 according to:
(a) historic significance;
(b) future character;
(c) the type and nature of development considered appropriate; and
(d) other features that differentiate one area from the other.

In some localities, which are specifically nominated in Policy Areas, limited
types of business use or mixed residential/business use will be appropriate.

Objective 3: Conservation and enhancement of the historic character of the
Zone, through consideration of:

(a) Streetscape character;

(b) Subdivision pattern (allotment size and dimensions and street
layout);

(c) Building alignment and set-backs;
(d) Building form and materials;
(e) Site layout, landscaping and fencing.

Objective 4: Maintenance of the existing topography and retention of
historic townscape vistas and views.

PRINCIPLES OF DEVELOPMENT CONTROL

1 Development should reinforce and complement the historic character and
significance of the area and the integrity of any places and items identified in
Table Ga/2, Table Ga/5 or Table Ga/6.

2 Vacant land, buildings or sites not having a detrimental affect on the
character of the locality should be redeveloped and upgraded in accordance
with the historic and future character of the Zone and Policy Areas, and
where applicable, the guidelines in Table Ga/3.

3 Development should conserve, maintain, enhance and reinforce the
existing streetscape character of the Zone and Policy Areas and the historic
character of individual buildings, items, structures, and places.

4 Development should not adversely impact on the character of an adjacent
street, for example by introducing new entrances which require removal of
historic slate kerbs, by introducing new entrance surfaces inside the property
boundary or on the adjacent street such as concrete or paving which is
inconsistent with the historic character of footpaths and street surfaces or by
allowing stormwater outlets on streets which due to the placement or
materials have a negative effect on the character of the adjacent street.

flightpath architects Page 9 of 26

Page 385 of 403



5 Development should enhance and contribute to visual cohesiveness, and
any new buildings should be of complementary height, scale, set-back, form
and external appearance, and display creative and diverse examples of high
standard contemporary architecture.

8 Development abutting or in close proximity to a place or item identified in
Table Ga/2, Table Ga/5 or Table Ga/6 should:

(a) respect the historic character of the area and the integrity of the
particular place or item of significance and be designed to a high
architectural standard; and

(b) be compatible in respect of its design, siting, scale, building and
roof shape, bulk, height, materials and colours, fences and
landscaping and any advertising signs and external illumination with
the place or item.

11 Landscaping which should include fencing at the street boundary, should
complement and reinforce the historic character of places or items identified
in Table Ga/2, Table Ga/5 or Table Ga/6 and the zone generally.

12 Development should have fences to define street boundaries that
complement the historic fences found in the locality. Existing traditional front
fencing should be preserved in the Zone.

13 The design of new fences, or alterations to existing fences should
complement and reinforce the historic character of the zone as follows:

(@) front fences should complement historic adjacent fences in
height, be timber picket, metal palisade, woven wire mesh between
timber posts, hedges or rendered masonry with brick copings or
other traditional materials (high brush or corrugated steel fences are
not appropriate);

(o) side and rear fences should be timber picket or board,
corrugated steel sheeting (natural galvanised or painted finish),
hedges or rendered masonry with brick copings or other traditional
materials;

(c) side fences should match the front fence in height for the depth
of the front yard.

15 New allotments should reinforce the integrity of and complement the local
historic character.

In addition to the above, the Development Plan includes the following local policy
provisions relevant to the review of the proposal for the subject site:

Gawler South Policy Area (Figure Res H(C)/3)

Desired Character

The Policy Area comprises the subdivision of Gawler West; Bassett Town
and Gawler South, and is located on relatively flat terrain to the south of the
original town. Streets are relatively wide and have been laid out in a grid
pattern.

The Gawler Railway Station was established in 1857. The prospects for
industry and employment in Gawler West and Bassett Town were
immediately increased, and the area was surveyed for suitable subdivisions
for a mixture of uses both around the railway yards, and to the other side of
the main road to Adelaide (Gawler South). In 1857 and 1858 the local hotels
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were established, and these buildings were soon followed by industrial and
residential buildings.

Gawler South is residential in character, consisting mainly of dwellings dating
from the period 1860 - 1910. Dwellings are typically detached and are set
back from the street and neighbouring houses.

The area is of historic importance because it contains a significant number
of high integrity residences, mainly from the period 1860 - 1910, which
illustrate the character and continuing expansion of residential Gawler in the
latter half of the nineteenth century.

Part of Nineteenth Street which abuts the Gawler Railway Station Precinct is
a locality that is suitable for offices and low-key retail uses. Nineteenth Street,
which has a central median and a strong visual axis to the Railway Station
buildings, has the potential to be enhanced as a boulevard of considerable
style and urban character with the identified precinct for mixed use being
developed with two storey buildings positioned close to the road frontage
and designed to directly address the street.

The Gawler Railway Station Precinct provides a wide range of services
including entertainment, shops, markets, fodder sales; warehousing, offices,
car parking and public transport. The station precinct, because of excellent
access to services, is ideal for increased residential densities. Two-storey
residential development is particularly suited to the edges of the Station
precinct. This will occur through redevelopment of buildings and sites of no
historic value, or sympathetic reuse of buildings of historic value.

Gardens within the Area should be in scale with existing buildings and large
allotments should not be reduced in size if attractive building settings, which
are provided by gardens and significant trees, will be compromised or put at
risk. Fences to define street boundaries are of critical importance to maintain
and enhance the streetscape.

Signage to promote business uses is appropriate, but only where sensitively
integrated into the building architecture or located in gardens. The number
and scale of signs must be constrained. Where buildings are set back from
the road, a single small pylon or free-standing sign is appropriate. For
buildings that are close to the street boundary, either a Flat Wall, Projecting
or Under verandah signs are appropriate.

Appropriate Uses are:
Dwellings;

Two-storey development along the designated part of Nineteenth
Street in the Gawler Railway Station Precinct in the form of shops,
offices, showrooms and residential use;

Entertainment, confined to existing hotels in the Gawler Railway
Station Precinct;

Service Trade Premises; Shops; Retail Showrooms; Service
Industry; Warehousing; Car parking; Public Transport interchange in
the Gawler Railway Station Precinct;

Local Services (Recreation areas, schools, child care centres,
community uses).

OBJECTIVES

Objective 1: Development complementary to the historic character and
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significance of the Policy Area as expressed in the Future Character.
Objective 3: A residential area with locations of:

(a) historic character which should be retained with limited change
in the allotment layout;

(b) mixed business/residential use in identified localities;

(c) broadacre land suitable for future division into allotments for
residential use; and

(d) existing residential development suitable for modest infill
development.

Objective 4: Conservation and enhancement of the historic character of the
policy area, and pattern of development through consideration of subdivision
pattern, allotment size, width of streets and the function of residential “night
cart lanes” for rear vehicular access.

PRINCIPLES OF DEVELOPMENT CONTROL
2 Development should:

(@) complement and reinforce the historic character of existing
dwellings sited on generous allotments; and

(b) be set-back from the street and neighbouring buildings
consistent with the historic set-back on the site.

3 Residential development should not be sited on side allotment boundaries
and should be set back from side boundaries to complement adjacent
existing development.

4 Residential development generally should be single storey in height unless
indicated otherwise.

7 Development in the Gawler Railway Station Precinct should complement
and reinforce the historic character of the early commercial development in
the area.

7 Development Plan Maps
The following extracts from the Development Plan are provided for reference, with the

subject site indicated.
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8 Comment
Comment on the submitted proposal for the subject site is provided under the

following sub-headings;
e Review against Development Plan provisions;
o Conservation
o Zone
o Policy Area
e Review of the submitted Heritage Report;

e Comment from an architectural perspective on the overall design of the
buildings, materials used, site and dwelling layouts, functionality (including
balcony usability etc);

e Comment on bulk and scale (issues, recommendations);
e Potential impact (if any) on adjacent State Heritage Item, and;
e Other considerations.

The comments that follow are based on the materials contained in the planning
consultant report entitled ‘Three Residential Flat Buildings, 12 Dean Street Gawler
West: PLANNING STATEMENT, prepared for Bud Urban, date: August 2017
(ekistics: REF#00432-003, dated 23 August 2017) and architect’s statement (28
June 2017), collectively referred as “the proposal”.

8.1 Review against Development Plan Provisions

8.1.1 Conservation

The proposal for the subject site is proximate to several Contributory, Local and State
Heritage Places, including the Gawler Railway Station state heritage place. The
applicant notes the subject site is somewhat ‘disconnected’ from the surrounding
locality due to the rail corridor to the east and a partially elevated roadway (Overway
Bridge Road) to the north." Though there is separation by the rail corridor and
roadway, the legibility of proximate heritage places could be affected by the proposal.

Objectives

In relation to the built form criteria identified at Objective 12, the following comments
are made with reference to the submitted proposal;

e Shape: orthogonal, rectilinear plan form to suit dwelling type. Concealed
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shallow mono-pitch roof form differs from identified character of hip, gable and
hip-gable, typically with a ridge parallel to the street boundary.

e Scale: It is noted the typical scale is single-storey with lofty, high-pitched roofs.
The two-storey aspect of the proposal is interpolated to be slightly higher than
the ridge/envelope height of the adjacent contributory place (no dimensions
provided).

e Materials: It is noted the adjacent contributory places are typically painted
weatherboard clad framed construction with either corrugated metal or tile
roofs, with face or rendered masonry construction to the proximate State and
Local heritage places. The proposal employs similarly economical lightweight
contemporary materials applied to framed construction that reflect similar
colours to the identified palette (red brick, masonry, opaque painted render to
masonry, (un-)painted corrugated metal roofs) that take reference from the
surrounding neighbouring dwellings.

e Advertising or advertising displays — not applicable.
Principles of Development Control

In relation to the principles of development control, the following comments are made
with reference to the submitted proposal;

o PDC35: The proposal addresses the principal frontages of the subject site and
provides an orthogonal elevation to the street and rail corridor (the principal
vantages) and, the abutting boundary. It appears the proposal seeks to reduce
the overall bulk and mass through architectural composition, materials,
setbacks and an array of dwelling types so as to not impair the character of the
nearby Contributory places though it is set forward of the interpolated street
setback alignment. The Contributory places to the east of Overway Bridge
Road (north of Dean Street) are separated from the subject site by a recent
single storey development (set closer to the street, constructed of rendered
masonry with a corrugated metal roof and currently without a front fence) and
new walkway. A drive, walk-way and boundary wall/ fence provides additional
separation of the mass of the proposal to the rail corridor and maintains
sightlines to the local and state heritage places from the Overland Bridge/ rail
corridor, noting the extant trees are located within the rail corridor. The
proposal is not considered to detrimentally impair the character or nature of the
proximate heritage places.

o PDC36: A desktop assessment could be undertaken by an archaeologist to
determine the potential archaeological interest and include watching-brief
during times of ground disturbance.
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8.1.2 Zone

The proposal is for an array of residential dwelling types and though of a greater
density to the adjoining allotments, its proximity to the legal access point of Gawler
Train Station is noted, with a portion (albeit the proposed driveway) of the subject site
forming part of the Gawler Railway Station Precinct (the Precinct).

Objectives

e O1: The proposal is exclusively for residential development which understands
the Gawler market and demographic mix, with ancillary facilities and
landscaping to support this.

e (O3: The proposal incorporates identifiable elements which demonstrate efforts
to consider the established pattern of development within the zone;

0 The streetscape to the east of Overway Bridge Road contains single
level Contributory places of framed construction and economical
linings, with high roof spaces. The proposal uses a parapeted roof with
limited vertical transition and a restrained material (linings) palette to
incorporate an array of two-storey dwelling types and lot parcel widths
to provide a cohesive street elevation interpolated to be slightly higher
than ridges of adjoining framed construction Contributory places (not
dimensioned). This approach, in lieu of taller building forms or other
dwelling type configurations, is preferable and continues recent
approaches to compatible infill development that has occurred east of
the Precinct to Eighteenth, Nineteenth and Twenty-Third Streets to
increase residential densities. The addition of streetscape conditions,
including proposed fence treatment and roadway would aid the
understanding of the proposal as the subject site approaches Overway
Bridge.

0 The subject site is an irregular allotment and it is not clear if any further
sub-division is included in the proposal. Lot boundaries and dwelling
type titles should be identified on drawings.

0 The proposal includes three buildings orientated to the principal
allotment boundaries. Due to the dwelling type and density, road
alignment, rail corridor, topography, the proposal incorporates an
internalised court-yard living approach in response to the unique
configuration, location and topography of the subject site. The
proposal employs tight setbacks where abutting existing developed lots
(especially to the common boundaries of Building One) which is not
consistent with the established pattern of sub-division within the policy
area. If greater setbacks were employed, the potential streetscape
impact (Overway Bridge Road in particular) and expressions of scale
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and bulk of the proposal could be mitigated.

= Building One abuts the rear of allotments to Dean Street with a
variable setback to dwelling types — no setback dimensions are
provided from the site boundary, though this appears to employ
tight setbacks to the abutting Dean Street lot and 1 Overway
Bridge Road.

= Building Two fronts Overway Bridge Road also with variable
setbacks (also not dimensioned). The proposal is set forward
of the adjoining Contributory places with minimal garden space
to the street and, due to the road levels, it appears several
dwelling types do not have access from the Road. If two-
storeys developed is to be pursued, it is recommended greater
setbacks from Overway Bridge Road be employed to reduce
the encroachment in the interpolated setback zone of the
Contributory places.

=  Similarly, a footpath of unknown width is identified to the south
of Building Two provides some separation to the adjoining
unlisted lot. In order to manage the transition from the proposal
to the adjacent unlisted place and Contributory places, it is
recommended increased separation be considered to the
boundary abutting Lot 12 Overway Bridge Road.

= Building Three is internal within the allotment and orientated to
the rail corridor with a driveway providing separation — setbacks
to lot boundaries vary to suit the dwelling type (also not
dimensioned) and includes direct access to proposed open
space. Similarly to the Fitness Centre, former Duffield Grain
Store (LHP), there is sufficient separation from the rail corridor
for the Building of comparable scale to be supported and, frame
the sightlines to the Gawler Railway Station and the Precinct.

o0 The built form of the proposal reflects a contemporary approach to
cost-effective two-storey townhouse development with elevation
emphasis and restrained articulation. The proposal incorporates
robust, economical external linings to framed construction — this
approach is considered consistent in design intent of their time, with
the adjoining Contributory Places to Overway Bridge Road.

0 The site layout concentrates the proposed development to the principal
lot boundaries and incorporates a set-back to the rail corridor in the
form of a driveway and walkway. The set-back of built form to the rail
corridor provides a generous setback to maintain sightlines to
proximate heritage places across the rail corridor, including the Gawler
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Railway Station state heritage place. The reduced setback to Overway
Bridge Road (less than previous consents for the subject site) has the
potential to obstruct the sightlines to the Contributory places to the
south of the subject site and further review is encouraged (refer above).
Comments on the suitability of the proposed fences and landscaping
are provided in response to the zone PDCs below.

PRINCIPLES OF DEVELOPMENT CONTROL

The proposal has been reviewed against the PDC’s set out below. Nearby recent
development within the zone, either which has an outlook to the rail corridor or within
the Gawler Railway Station Precinct (the Precinct) provides some reference for
compatible, complementary new infill development within this locality.

It appears the applicant’s submission does not include consideration of PDC4, 5, 11,
12, 13 and 15 in this section. For the comments set out below, it would be beneficial
if the applicant could address these as part of any revised submission.

e PDC1: Contributory places to the south of the subject site, west of the rail
corridor reinforce an evolving pattern of development within the zone, including
changing economic circumstance, whilst the nearby Local and State heritage
places are orientated to the Gawler Railway Station and the Precinct reflect the
prominence of development about the station. The proposal is not considered
to diminish their historic character, though further consideration of building
envelope, materiality, setbacks, landscaping and fences is recommended (refer
above).

e PDC2: in-principle, the potential redevelopment of the subject of the subject
site is not considered to not have a detrimental effect on the character of the
locality, however, the form of this redevelopment requires further consideration,
especially against the guidelines provided at Table Ga/3.

Though the proposal is of greater density than the established pattern of
development, the Desired Character statement of the Policy Area anticipates
two-storey development to the edges of the Precinct through the
redevelopment of vacant sites of no historic value (such as the subject site).
The subject site is located at the boundary of the policy area and separated
from other features, the legibility, visual linkages and understanding of its
connection to the Precinct and pattern of development remain sufficiently
legible for it not to be considered disconnected from the Desired Character of
the Policy Area. It is noted the current lot (the subject site) is of unique
configuration, location and topography which is not typical of the sub-division
of the policy area. In this instance, compatible two-storey infill development
(incorporating aspects of detached and semi-detached dwelling types) appears
to respond in-principle to the Desired Character statement as applicable to the
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subject site. The proposal appears to incorporate some of the guidelines
contacting in Table Ga/3 including;

- Development designed to follow topography and which
directly addresses the street (save the portion of the raised
road level to suit Overway Bridge approach);

- Use of simple materials;
- Using building modules typical of the locality;

- Adopt a simple plan form, utilising a series of simple, connected
plan forms;

- Garages set back from the front of the dwelling, and;
- Functional verandahs, canopies and overhangs.

As the orientation of the attached dwelling types is perpendicular to the street
and not consistent to the established pattern of development, it is preferable
the dwelling type does not attempt to replicate the prevailing gable/ hip roof
geometry of heritage places. In the absence of roof plan or section drawings,
it is assumed the proposal incorporates shallow mono-pitch roofs concealed
behind low parapets in order to reduce the visual bulk of the proposal. For the
subject site in this instance, this is considered a preferred approach if it can
enable improved articulation between storeys and separation between dwelling
types.

In order to ensure cohesive development continues to occur in accord with the
Desired Character statement, the proposal could be reviewed against the
following guidelines of Table Ga/3;

- Streetscape pattern by appropriate building location (setback -
reflecting existing setbacks to front and side boundaries), plan form
and front fence design - it is critical to design the plan form as a
response to site conditions and street character;

- Wall heights and building elements which match heritage building
(including Contributory places) within the locality.

o PDC3: Within the extents of the zone (east side of Overway Bridge Road), the
historic character of proximate Contributory places has been affected by recent
sub-division and development. The streetscape character to the eastern side
of Overway Bridge Road has also been affected by installation of high, solid
fences in front of Contributory places, reducing the visibility of Contributory
places (though all these have been maintained). The proposal continues this
trend and includes new 1.8m AFGL high fences with an increase in density to
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the Overway Bridge street frontage which in turn, increases the built envelope
and reduces or eliminates the established separation between dwellings
prevalent in the existing streetscape character. The latter concern can be
mitigated through further design consideration per PDC2 response above, in
particular with regard to setbacks, noting its location as part of the Precinct
and increased residential density. It would be desirable if the fence design
could be revised per the guidelines contained at PDC12 (refer below).

Building One and Three of the proposal are not considered to affect the
streetscape character of Overway Bridge Road.

A revised heritage report could provide commentary on this aspect too.

e PDC4: Additional information should be sought from the applicant to review
proposed landscaping (hard and soft), stormwater management and entrance
surfaces — these are not identified on the architectural drawings.

e PDC5: The proposal appears to incorporate several elements of the guidelines
(Table Ga/3) to enable cohesive new, infill development to occur, however,
further refinement is suggested per response to PDC2 (above).

e PDC8: The material submitted doesn’t communicate design intent or show
how the design proposal responds to the architect’s statement. Additional
information should be sought from the applicant to assist consideration against
this principle, specifically providing further design rationale in the architect’s
statement and revision of the heritage report to reflect the proposal.

e PDC11: Landscape design detail should be sought from the from the applicant
to enable consideration against this principle.

o PDC12: Fence heights should be clarified by the applicant. In addition, the use
of solid corrugated steel fences to front boundaries are discouraged in
preference for fence types that complement historic fences of the locality
(PDC13) — this matter should be reviewed by the applicant and could include
improved visual transparency where located above road level.

o PDC13: Additional information should be sought from the applicant to enable
consideration against this principle. Specific guidance is provided in this
principle of anticipated front fence types and discourages use of high
corrugated steel fences. A solid fence to the rail corridor is noted as ‘F2’ but
no height is provided. As this fence is to the rail corridor and to public space
within the lot, in order to reduce the potential impact upon sightlines, it would
be desirable if greater visual permeability were incorporated.

o PDC15: The subject site is not a new lot but a previously undeveloped site of
no heritage value — as identified at Zone O3 comment above, the applicant is
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requested to clarify if further sub-division is contemplated as part of the
proposal.

8.1.3 Policy Area

The proposal has been reviewed against the Desired Character, Objectives and PDCs
of the policy area as set out below.

Desired Character

e Though the statement identifies the principal period of historic importance of
1860 — 1910, it does not exclude other periods. The inclusion of the ¢1940
Contributory places to the east of Overway Bridge Road, south of the subject
site, enable the retention of the evolving pattern of development to the policy
area to remain. These Contributory places are of a consistent form identified
in the statement, being detached and set-back from the street. The proposal
seeks to depart from this (in the form of attached townhouses) and include two-
storeys due to its proximity to the Gawler Railway Station Precinct through the
redevelopment of sites of no historic value (as anticipated by the Character
Statement). Further the statement includes reference to gardens being in scale
with existing buildings and fences being used to maintain and enhance the
streetscape.

e The proposal is within a built envelope anticipated by the statement for such a
site in the Precinct and given its unique configuration, location and topography
further consideration could be given to incorporating greater separation
between dwelling types if a two-storey envelope is to be pursued. Further detall
of gardens and, demonstration how the proposed fences will maintain and
enhance the streetscape would be desirable.

Objectives

e O1: The proposal seeks to depart from the established pattern of detached
development, setback from the street, as identified in the Desired Character
statement. The two-storey envelope is anticipated by the statement due to the
location of the subject site to the Gawler Railway Station Precinct, though
detached dwellings identified as being typical to the policy area. Given the
established streetscape of detached dwellings to the east of Overway Bridge
Road, reduction in density and consideration of additional separation between
dwelling types to Building Two is desirable.

e (O3: The proposal includes exclusively residential use and maintains the current
allotment configuration — the extent of sub-division to suit the dwelling types is
not clear. The subject site is situated in a region of existing single dwellings to
a lot, setback from the street, though its unique configuration, topography and
location may require an a-typical response if modest infill development is to
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occur. Further justification of the proposal as a modest infill development, in
line with the statement would be useful.

e (O4: The subject site is a large undeveloped allotment, not representative of the
typical pattern of allotment configuration. This does not preclude the capacity
for the proposal to respond to and enhance the historic character of the policy
area and, the established pattern of development through the use of dwelling
density and type, siting, setbacks and building separation.

o Upper level separation is provided in the proposal through the arrangement of
dwelling types and combined with material selections assist to break-down the
scale and bulk of the proposal.

PRINCIPLES OF DEVELOPMENT CONTROL
e PDC2:

0 a) A revised heritage report and/or architect’s statement could provide
commentary on this aspect.

o b) Building Two of the proposal is set within the interpolated setback
alignment of nearby Contributory places and combined with the two-
storey envelope partially obscures the sightline to the Contributory
places, when viewed from Overway Bridge Road. If a two-storey
envelope is to be pursued, further consideration of setbacks from
Overway Bridge Road is recommended.

e PDC3: Building One is sited within one metre of the boundary to the
Contributory Place at 1 Overway Bridge Road and its setback from 10 Dean
Street varies. These setbacks are not consistent with the adjacent existing
development. If this density and built envelope of development is to be
pursued, consideration of increasing setbacks to abutting allotments is
desirable.

e PDC4: The subject site (undeveloped) is unique in its configuration, topography
and location that in part, abuts the Gawler Railway Station Precinct which
anticipates two-storey development. In light of previously consented
development, and the Desired Character statement for the Gawler Railway
Station Precinct, it is conceivable for new development to be of two-storey.
The elevated Overway Bridge Road approach to the north of the subject site
assists to reduce the appearance of two-storeys to a portion of the site.

o PDC7: The proposal enables the built-form hierarchy and visual prominence of
the Gawler Railway Station state heritage place to be retained. In setting the
proposed development back from the rail corridor, sightlines to other proximate
heritage places are retained through setting the development back from the rail

flightpath architects Page 24 of 26

Page 400 of 403



8.2

8.3

8.4

corridor.

Review of submitted Heritage Report

The report should be revised to reflect the proposal and include an assessment of its
potential heritage impact.

Comment on Architectural Design of Built Form

The Desired Character Statement of the Policy Area anticipates two-storey
development and increased residential densities to the Gawler Railway Station
Precinct, which the proposal is consistent. The proposal adopts a two-storey
envelope with limited separation at upper levels to each of the three Buildings, which
are arranged to address principal lot boundaries.

Proximate Contributory places along the east of Overway Bridge Road present as a
cohesive collection of cottages of similar proportions. In pursuing an adjoining
dwelling configuration, the proposal (specifically Building Two as it faces Overway
Bridge Road) gradually increases the residential density as anticipated and, continues
some of this rhythm in its design of the streetscape elevation.

The proposal incorporates open space to the centre of the lot, with limited private
open space to each dwelling type. The Desired Character statement advocates for
gardens within the area to be in scale with existing dwellings and identifies the critical
importance of fences to define street boundaries ... to maintain and enhance the
streetscape. If the proposal is to incorporate the degree of open space identified,
detailed design of its treatments is requested. Similarly, further detail of the fence to
Overway Bridge Road (including heights) is requested, along with consideration of
sections of visually permeable fencing to the rail corridor boundary to maintain a visual
connection to the Station Precinct.

Comment on Bulk and Scale

The design of new built form at two-storeys provides a compatible built envelope and
scale in the context of its proximate heritage places. In avoiding ridge, hip or gable
forms, a low parapet height enables the height of the proposal to be reduced, though
this does not follow the established pattern of architectural dwelling form.

The use of a mix of dwelling type, judicious use of a materials, variable setbacks to
ground and upper levels, subtle variation of parapet height and, upper level separation
between dwelling types assist to reduce the visual bulk of the proposal. further review
of the design is encouraged per our response to PDC2 of the policy area above.

To assist in this review, it would be beneficial if the applicant could describe how the
proposal responds to the proportions of these dwellings, including wall, roof and
fenestration configuration. The Contributory places comprise two principal elements
which comprise their height when viewed from the street — lined wall (base or lower
storey) and tile/ corrugated metal (roof or upper storey) — the applicant is encouraged
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to review the proposal to explore if similar street elevation articulation of storey
proportion can be incorporated, especially where it appears some dwelling types are
proposed to be clad with ‘FC1’ to both lower and upper levels.

Comment on Potential Impact on adjacent State Heritage Item

It is noted the previous consents for the subject site were considered sufficiently
separate to not negatively impact the adjacent State Heritage ltem. Though the
potential heritage impact of the proposal is arguably reduced when compared with
the recently consented development and feedback received, discussion of the
proposal with DEWNR: SHU is recommended given the proximity of the subject site
to the extent of registration of the state heritage item to confirm this remains current
advice.

Recommendation
Additional information is requested to assist in the review of the Proposal, including

design refinements as suggested through s8 Comment. In its current form, it would
be desirable if the applicant reviewed the proposal and consider the suggested
amendments.

We trust the above meets your immediate requirements.

Please feel free to contact me on alistair@flightpatharchitects.com.au or
(08) 8211 6355 with any queries.

Yours sincerely,

FLIGHTPATH ARCHITECTS PTY LTD

Alistair Ravenscroft
Senior Architect (Conservation + Design)

Danvers Architects, Gawler Heritage Survey (1998
- Danvers Architects, Gawler Heritage Survey (1998
- Danvers Architects, Gawler Heritage Survey (1998
-Danvers Architects, Gawler Heritage Survey (1998

, p234

, Section 8.2.3

, Section 8.2.3.1
, Section 8.2.3.2

= ==

+ ekistics planning report, p 21.
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ATTACHMENT 6

FIGURE Ga(HPCI)/11 ADJOINS
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