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1

ACKNOWLEDGEMENT OF COUNTRY

WE ACKNOWLEDGE THE BOANDIK PEOPLES AS THE TRADITIONAL CUSTODIANS
OF THE LAND WHERE WE MEET TODAY. WE RESPECT THEIR SPIRITUAL
RELATIONSHIP WITH THE LAND AND RECOGNISE THE DEEP FEELINGS OF
ATTACHMENT OUR INDIGENOUS PEOPLES HAVE WITH THIS LAND.
APOLOGY(IES)

Nil

CONFIRMATION OF MINUTES

Council Assessment Panel - 18 March 2021

RECOMMENDATION

That the minutes of the Council Assessment Panel meeting held on 18 March 2021 be
confirmed as an accurate record of the proceedings of the meeting.

QUESTIONS WITHOUT NOTICE

INVITEES

Nil

y
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6 REPORTS

6.1 22-36 ALLISON STREET, MOUNT GAMBIER — REPORT NO. AR21/19356

Development No: 381/0475/2020

Applicant: Gambier Vets

Property Address: 22-36 Allison Street, Mount Gambier

Property Owner: Elizabeth Lorraine Doman

Report No: AR21/19356

CM9 Reference: AF20/387

Author: Tracy Tzioutziouklaris, Manager Development Services
Authoriser: Tim Coote, General Manager City Growth

Nature of Non Complying/Category 3

Development:

Description: To demolish the existing dwelling and outbuilding and to
construct a Consulting Room (Veterinary Practice) with
associated carparking, landscaping, fencing, retaining walls and

sighage
Zoning: Residential
Policy Area: N/A
Heritage: N/A

REPORT RECOMMENDATION

1. That Council Assessment Panel Report No. AR21/19356 titled ‘22-36 Allison Street, Mount
Gambier’ as presented on 15 April 2021 be noted.

2. Having had regard to the provisions of the Development Plan and the documentation
provided as part of the Development Application, the proposed development is not seriously
at variance to the provisions of the Development Plan and Development Plan Consent be
granted subject to the following conditions:

a) The development shall be carried out in accordance with the Plan/s as approved by
Council and with the Conditions of Approval.

b) The building and surroundings shall be maintained in a state of good repair and tidy
condition at all times.

c) The car parking and driveway areas and footpath crossover as shown on the plan/s
approved by Council, shall be graded, paved and sealed with bitumen or other similar
material and maintained in a useable condition at all times.

d) The car parking spaces shall measure not less than 2.6 metres in width and 5.5 metres
in length and shall be linemarked.

e) The car parking spaces for people with a disability shall be appropriately identified and
linemarked.

f)  Driveways, parking and manoeuvring areas and footpaths must be lit in accordance
with the Australian Standards Association Code AS1158 during the hours of darkness
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that they are in use. Such lights must be directed and screened so that overspill of
light into nearby premises is avoided and drivers are not distracted.

g) The Applicant shall submit a Works and Service application to establish the new invert
and crossover between the subject land and road carriageway, and close the existing
invert and crossover in accordance with the plan approved by Council and reinstate
the footpath at the Applicant’s expense.

h)  Provision shall be made for the onsite disposal of stormwater and surface drainage
unless otherwise agreed to with Council.

i)  Landscaping shall be undertaken in accordance with the plans as approved and
maintained at all times

i) All fences shall be constructed in accordance with the approved plans and be
maintained in a useable condition at all times.

k) All of the waste materials generated and accumulated on site shall be located within
the screened holding place and removed on a regular basis.

[)  The hours of operation and use of the property shall not create a nuisance and/or
disturbance for any person/s and/or property in the immediate area.

m) Any lights on the subject land must be directed and screened so that overspill of light
into the adjoining properties is avoided and drivers are not distracted.

n) The subject land shall not be used/occupied for the purposes approved by Council until
conditions (c), (d), (e) and (g) are completed.

3. The applicant be advised the reasons for the conditions of Development Plan Consent are:

a) To ensure the development does not detract from the amenity and character of the
subject locality.

b)  To ensure orderly and proper development.
c) To ensure any potential impacts of the development are minimised.

4.  The Applicant be advised Council has noted there is a proposed pylon sign to be constructed
at the front of the subject property. This Development Plan Consent does not include any
consent for the pylon sign as no details were provided for the pylon sign as part of the
documentation submitted as part of the Development Application.
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BACKGROUND

This application was first considered by the Council Assessment Panel (CAP) at its meeting held on
17 December, 2020 as the Development Application was for a non-complying form of development.
At this meeting the CAP resolved to proceed with the assessment of the application.

The subject site is an irregular shaped allotment, with a street frontage to Allison Street of 102.41
metres, and a secondary street frontage to Vivienne Avenue of 52.69 metres, with a total area of
approximately 7,730 square metres.

The subject property is located within the Residential Zone.
An existing dwelling and outbuilding are currently located on the subject property.

A church and rectory building is located to the north and east of the subject site. Located to the west
is the Mount Gambier Hospital, to the south a reserve and residential development.

Allison Street provides vehicular access from Jubilee Highway to the Mount Gambier Hospital, and
has a higher traffic flow than a general residential street.

PROPOSED DEVELOPMENT

The proposed development involves the demolition of the existing house and outbuilding and the
construction of a consulting room (Veterinary Practice) with a total floor area of approximately 863
square metres. The consulting rooms will be comprised of:

e 7 consulting rooms

e 2 operating rooms

e Imaging room

¢ Waiting room and reception

e Pharmacy

o  Staff office spaces and meeting room/kitchenette

e Treatment rooms

e Dental room

e Associated spaces including indoor dog and cat runs, isolation rooms and recovery room

e Living quarters for after hours works accommodation for staff

e  Separate staff and Client amenity areas

e Onsite carparking, comprising 27 car parks, with a future expansion area comprising up to 40
overall car parks

e Landscaping

¢ Retaining walls

e Boundary Fencing; and

e Signage including a pylon sign installed to the Allison Street frontage of which details of size are

yet to be provided.
The proposed hours of operation include:
e Monday to Friday 8am to 6pm, with Thursday evening extending until 8pm

e Saturday 9 amto 11.30 am
e Emergency care services 24 hours a day, 7 days a week
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The total height of the building will be 6.92 metres, with a wall height of 3.49 metres. The external
finishes will include corten steel plate, wall cladding panels, sandstone with metal roof cladding.
The building is to have a setback of approximately 38 metres to Allison Street, 72 metre setback to
Vivienne Avenue, 13 metre setback to the rear (northern) boundary and 5.5 metre setback to the
side (eastern) property boundary.

A carpark with 33 carparking spaces is located to the front of the building with access via a driveway
from Allison Street. This driveway also provides access to a carpark with 15 car parking spaces
located at the rear of the building.

A copy of the site plan and elevations and a statement of support are attached for the Members
information and perusal.

DEVELOPMENT PLAN PROVISIONS
The objectives and principles relevant to this proposal are contained within the Mount Gambier (City)
Development Plan — Consolidated 21 April 2016 and include the following:

Residential Zone
Objectives 2
Principles of Development Control 1, 2, 3, 4, 5, 8, 18, 19

Mount Gambier (City)

Design and Appearance
Objectives 1, 2
Principles of Development Control 1, 2, 3,4, 5,7, 8,9, 11, 12, 14, 15, 17, 18, 19, 20

Form of Development
Objectives 4
Principles of Development Control 5, 10

Industrial and Commercial Development

Objectives 1, 6, 7

Principles of Development Control 7, 11, 12, 13, 14, 15, 17, 19, 20, 31, 32, 35, 38, 39, 40, 41, 44,
45, 46, 48, 49, 50, 51, 52, 53, 54, 55, 56, 57, 58, 59, 61

Interface Between Land Uses
Objectives 1, 2
Principles of Development Control 1, 2, 3, 6

Orderly and Sustainable Development
Objectives 1, 3, 4
Principles of Development Control 1, 8

Outdoor Advertisements
Objectives 1, 3
Principles of Development Control 1, 2, 3,5, 6, 9

PLANNING ASSESSMENT

This application is referred to the Council Assessment Panel for a decision as the proposed
development is for a non-complying form of development.
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As the development is a non-complying form of development the application was required to be
publicly notified as a category 3 development. This included the direct notification of the adjoining
property owners as well as the public generally. At the conclusion of the public naotification period
no statement of representations were received.

The proposed development is not an envisaged form of development within the Residential Zone
and a consulting room with a floor area greater than 100 square metres and without frontage to an
arterial road is identified as a non complying form of development.

The development as proposed is not considered to prejudice the future development of the
Residential Zone as it is located within an established area which contains a number of non
residential developments including the Mount Gambier Hospital facility, the Flinders University
Medical School and a church on a large allotment. The main residential growth areas of the City are
located within the north west and north east corners of the City away from the subject locality.

Within the subject locality there are a limited number of residential dwellings which have frontage to
Alison Street.

The Council Wide provisions of the Development Plan provide more guidance for the assessment of
this development application and in particular the development proposed:

. Is of a high architectural standard that contributes positively to the character and amenity of
the subject locality;

. Is well designed and provides a built form that is easy to understand and navigate (The front
entrance and driveway is clearly identified);

o The building has been designed to reduce it’s visual bulk and provides visual interest through
articulation, colour and detailing, design and placement of windows and variations to the

facade;

° Is well setback and sited on the subject allotment and will not impact on the adjoining
properties;

° Is unlikely to cause interference with surrounding activities;

. The nature, scale and nature of the development will not cause land, water or air contamination
with the appropriate management of waste;

° The carparking area is to be formalised through sealing and linemarking;

° The nature of the development will not detract from the amenity of the subject locality through
the emission of noise and hours of operation;

The Development Plan identifies carparking is required at a rate of 10 per 100 square metres. On
this basis the development would be required to provide approximately 86 car parking spaces. 48
car parking spaces have been provided as part of the proposed development. The number of car
parking spaces provided on site is considered appropriate for a veterinary consulting room when
considering the nature and type of uses occurring within the building is focused upon the care for
animals rather than a consulting room for the care of people. A small portion of the building will be
available to be used for consulting rooms which will involve clients attending the premises.

Whilst identified as a non-complying form of development when considering the nature of the
proposed development, it is considered appropriate on the subject site. It is unlikely to detract from
the character and amenity of the subject locality not cause undue interference to the residential
properties located within the vicinity of the development.

The proposed development is considered to be in accordance with the provisions of the
Development Plan and will not detrimentally impact upon the character and amenity of the subject
locality.
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CONCLUSION

The development as proposed is not seriously at variance to the provisions of the Development Plan
and warrants the granting of Development Plan Consent subject to appropriate conditions and
advice.

INVITES
Nil
ATTACHMENTS

1. Map - 22-36 Allison Street, Mount Gambier
2. Working Copy - DA 381/0475/2020 - 22-36 Allison Street, Mount Gambier - Gambier Vets
3. Lodgement - DA 381/0475/2020 - 22-36 Allison Street, Mount Gambier - Gambier Vets
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7 URGENT MOTIONS WITHOUT NOTICE

8 MEETING CLOSE
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1. Introduction

This Planning Report has been prepared in relation to a Development Application from
Gambier Vets (the Applicant) for the development of a Veterinary Practice (Consulting
Rooms) at Allotment 3, 22 Allison Street, Mount Gambier.

The Planning Report assesses the proposal with respect to the relevant provisions of the
City of Mount Gambier Development Plan in accordance with the Development Act 1993.

The subject land is located within the Residential Zone and is to be assessed on a non-
complying basis.

It is our opinion that the proposed development of a Veterinary Practice (Consulting Rooms)
on the subject land located in the Residential Zone is an appropriate form of development
when assessed against the objectives and principles of development control of the City of
Mount Gambier’s Development Plan.

2. The Subject Land

Property The subject land is located at 22 Allison Street, Mount Gambier and is
Description described as Allotment 3 in Deposited Plan 36521 in the hundred of
Blanche.

Having a total area of 7780 m?, the irregular shaped allotment has
frontage to both Allison Street and Vivienne Avenue.

Currently on the site is an existing dwelling and an outbuilding. These
structures will not remain on the site and are proposed to be demolished.

The subject land is shown in the aerial photos below.

Photo 1 — aerial photograph of the subject land
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Photo 3 — view of the subject land from Allison Street, showing the
existing crossover / driveway to the site

Photo 4 — view of the subject land from the corner of Allison Street & Vivienne Avenue
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Photo 5 — view of the subject land from Vivienne Avenue. The Church Manse can be seen
on the left

e |

e L D >
Photo 6 — view of the existing outbuilding and dwelling on the subject land (to be
demolished)

Photo 7 — view of the existing dwelling on the subject land (to be demolished)

Certificate of
Title

Volume 5143 Folio 674

Registered
Owners

Elizabeth Lorraine Doman of Kongorong SA 5291
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Easements &

The certificate of title for the subject land is not subject to any easements

Notations or notations.

I(_BC:J(i/acirnment City of Mount Gambier

g;\;elopment Development Plan (Mount Gambier) — consolidated on 21 April 2016.
Zoning The subject land is located within the Residential Zone and is not located

within a Policy or Precinct Area.

An extract of Zone Map MtG(C)/7 from the City of Mount Gambier
Development Plan showing the location of the subject land is shown
below.

Foed A
/ é‘f / f"a.atﬁ‘_ A
LS S TR
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Extract from Zone Map MtG(C)/7
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3. Character of the Locality

Within the locality surrounding the subject land, the residential zone is predominately
characterized by medium density residential development with other non-residential uses
located in close vicinity.

The residential development generally consists of detached dwellings with associated
outbuildings. There is a mix of old and new development to the north and south of the subject
land. Directly opposite the subject land to the south is a Council reserve, with the adjacent
dwellings fronting local cul-de-sacs with no frontage to Allison Street.

On the eastern side of the subject land is the Presbyterian Church, with an associated
dwelling (manse) located directly to the north west of the subject land on Vivienne Avenue.
The ‘church’ allotment wraps around the side and the rear of the subject land.

To the north west of the subject land is the Mount Gambier Hospital complex. The Hospital
entrance fronts Wehl Street North, and from the subject land only the rear of the hospital can
be viewed. A large open spaced grassed area is located between the hospital and Vivienne
Avenue.

Approximately 190 metres to the east of the subject land is the District Centre Zone which is
characterized by a mix of commercial land uses including the Mount Gambier Market Place,
Bunnings, a Service Station and KFC takeaway.

The form of development in the locality around the subject land is shown in photos 8 — 11
below.

/0

'R!ﬁdentlal

> Deve]opmept‘

Mg nse
(Dwelling)

%&ntlal ' g B
fzDev opn"%t : ',;'.,-‘ £ P>

N\
! ResidentlaF

Develo ment
e P Ry ~ Centre

e.; .
i

Photo 8 — aerial photograph showing the landuses existing in the
general locality around the subject land.
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Photo 9 — photograph of Presbyterian Church directly adjacent to the subject land

Photo 10 — photograph taken from the subject land looking onto Allison Street. The nearby residential
development can be seen on the other side of Allison Street, with the large Council reserve providing a buffer at
the rear of these properties

Photo 11 — photograph of the back of the Mount Gambier Hospital, viewed from the
corner of Allison Street and Vivienne Avenue.
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4. Nature of the Proposed Development

The proposed development seeks to construct Consulting Rooms to be utilised as a
Veterinary Practice. The applicants are currently operating the veterinary practice ‘Gambier
Vets’ at another site in Mount Gambier and wish to relocate their practice to the subject land.

The key elements of the proposed development include the following:

An open plan reception area, with a separate waiting area for dogs and cats
7x consulting rooms

Indoor dog and cat runs

Isolation room to isolate animals under treatment when required

2x operating rooms, a central treatment room, and a dental room

Animal recovery rooms

Imaging room for x-ray procedures on animals

Laboratory

A Pharmacy for the storage of medication

Grooming room and facilities to wash and dry animals

Cleaning and ‘store’ rooms

Staff office space and meetings rooms

Staff amenities including kitchen, bathroom, toilets, laundry

‘Living quarters’ to provide accommodation for staff when working out of hours
The provision of 40 car parking spaces over the subject site

Plan 1 below is an extract of the site plan showing the location of the proposed Veterinary
Practice building on the subject land, while Plan 2 shows the floor plan of the veterinary
practice and Plan 3 shows the front elevation of the proposed veterinary practice building.
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Plan 1 — an extract of the Site Plan showing the location of the proposed building on the subject land.
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Plan 2 — plan showing the proposed floor plan of the Veterinary Practice

Plan 3 — architectural depiction showing the front elevation of the proposed building
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5. Assessment of Development Plan Provisions

The following is an assessment of the proposed development against the relevant objectives
and principles of development control in the City of Mount Gambier Development Plan.

Non-Complying Development

A Veterinary Practice (Consulting Rooms) is defined in Schedule 1 of the Development
Regulations 2008 as follows —

‘consulting room means a building or part of a building (not being a hospital) used in
the practice of a profession by a medical, veterinary or dental practitioner, or a
practitioner in any curative science, in the provision of medical services, mental,
moral or family guidance, but does not include a building or part of a building in
which animals are kept for fee or reward;’

A Veterinary Practice (Consulting Rooms) is a categorised as a form of Non-Complying
Development in the City of Mount Gambier Residential Zone as defined below:

Non-complying Development

Development (including building work, a change in the use of land, or division of an
allotment) for the following is non-complying:

Consulting room, except where:
(a) the total floor area is less than 100 square metres;
(b) the site does not front an arterial road.

The site does not front an arterial road, but the total floor area exceeds 100 square metres
and therefore is to be assessed as a non-complying form of development.

The policies for the Council area are expressed generally in relation to all development
throughout the Council area, then in more detail for the various zones. All sections and all
relevant provisions within each section of the Development Plan must be considered in
relation to a Development Application. In the event of any inconsistency between the
Council-wide provisions and the Zone provisions, then the more detailed zone provisions
would generally prevail.

5.1 RESIDENTIAL ZONE

Assessment:

The subject land is located within the residential zone under the City of Mount Gambier
Development Plan. While the residential zone generally envisages ‘residential
development’, the zone also envisages forms of development including small scale non-
residential uses that serve the local community.

A ‘consulting room’ is listed as a form of nhon-complying development under the zone
provisions, given that the total floor area of the proposed building will be more than 100
square metres.

It is noted that while the subject land is located within a Residential Zone, there are
numerous examples of other non-residential land uses in the surrounding locality.

These include the Mount Gambier Hospital and Presbyterian Church on either side of the
subject land.
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With reference to Concept Plan Figure R/3 (page 14), the Residential Zone provisions state
that any proposed development should be consistent with the associated concept plan.

The subject land is located within ‘Stage 3’ of the concept plan, however given that the

development

is not for residential purposes, the staging is not applicable.

Further, the proposed development is consistent with the concept plan and ensures that no

direct access

is provided onto Penola Road.

OBJECTIVES

Land Use

Dwelling

adjoining

(a)
(b)

(c)

(a)

(b)

Objective 1: A residential zone comprising a range of dwelling types, including a minimum of
Objective 2: Increased dwelling densities in close proximity to centres, public transport routes

Objective 3: Development that contributes to the desired character of the zone.

PRINCIPLES OF DEVELOPMENT CONTROL

1 The following forms of development are envisaged in the zone:

Affordable housing
Domestic outbuilding in association with a dwelling
Domestic structure

Dwelling addition
Retirement village
Small scale non-residential use that serves the local community, for example:
- Child care facility
- Health and welfare service
- Open space
- Primary and secondary school
Recreation area
Supported accommodation.

2  Development listed as non-complying is generally inappropriate.

3 Vacant or underutilised land should be developed in an efficient and co-ordinated manner to
increase housing choice by providing dwellings at densities higher than, but compatible with

4  Development within the north western, northern and north eastern growth areas as indicated on
the Concept Plan Figures R/1. R/2 and R/3 should:

5 Within the Northern Growth Area as indicated on Figure R/3, no development should:

15 percent affordable housing.

and public open spaces.

residential development.

be in accordance with the relevant concept plan;

occur in a staged sequence in accordance with the numerical staging sequence
applicable fo each area;

not be developed for residential purposes unless land in the preceding stage or stages
has been substantially commenced; and

provide for further direct access from public roads or individual allotments to Penola
Road, or

create any allotment having an area of less than 8000 square metres unless the
allotment can be connected to the existing sewerage system.
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5.2 General Section

The following general provisions of the Development Plan are relevant to the assessment
of the proposed development on the subject land —

Industrial and Commercial Development
Assessment:

There are 40 car parking spaces provided across the site , with all car parking and
maneuvering areas to be paved (bitumen or asphalt) ensuring all weather access and
reducing the risk of dust emission.

There is adequate space provided in the car parking areas to allow for vehicles to enter and
exit the site in a forward direction. A delivery/loading zone has been provided which does
not impede upon the customers or employees parking areas.

A garbage collection area is proposed at the rear of the building, ensuring adequate width
and height to allow for a garbage truck to safely service the site. The garbage storage area
is to be screened off from public view and located at the rear of the building. This meets the
requirements of PDC 11, 12, 13, 14, 15 & 51.

The general hours of operation for the proposed Veterinary Practice (Consulting Rooms)
are to be Monday — Friday 8:00am — 6:00pm, Saturdays 9:00 — 11:30am and Thursday
evenings until 8:00pm. The practice will also offer veterinary services 24 hours a day, 7
days a week for any emergency care.

The hours of operation are not expected to cause an adverse impact to any of the
surrounding sensitive land uses given that:

e All animals are to be kept indoors within the building

e The building is setback approximately 37 metres from the front boundary and
approximately 20 metres from the rear, providing a buffer from the adjacent dwellings

e There is a large Council reserve off Allison Street, providing a buffer between the
proposed development and the nearby residential area.

This meets the requirements of PDC 35 & 36.

The building has been designed to a high architectural standard with a front fagade that
adds interest when viewed from the street, including large windows and an undercover
verandah area at the entrance.

Being single story, the overall height of the building reduces the visual bulk, and the
significant building setbacks from the boundaries further reduce the size and scale. This
meets the requirements of PDC 40, 41, 43, 45 & 46.

The proposed building is to be connected to reticulated water and the site is already
serviced by electricity to the existing dwelling. Wastewater generated from the site is to be
connected to the SA Water’s sewer system.

Medical and surgical waste generated from the operation of the veterinary practice will be
managed and disposed of using industry best practice and licensed waste contractors.

Substantial landscaping is proposed at the front, side and rear of the subject site which
provides a buffer between the new building and the adjacent residential area.

Outdoor lighting is to be provided to the car parking areas and at the front of the building, at
an appropriate scale to ensure light does not intrude upon other properties in the locality.
The proposed development provides for fencing along the boundary and retaining walls to
complement the overall architectural form of the building. This is consistent with PDC 38,
39, 53 to 61.
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1

12

13

14

15

OBJECTIVES

Objective 1:  The location of wholesaling, storage, transport and service industries in suitable
areas.

New commercial developments are best located adjacent to the main industrial areas, railway facilities
and the city centre. Where possible, appropriate commercial development will provide a buffer
between industry and living areas.

Objective 2: The rational and economic location of industry in suitable zones.

Objective 3: The location of new industrial development in areas where necessary public
infrastructure services can be economically provided.

Objective 4: The provision of areas in which fledging industries can locate in an environment
where they are afforded opportunities to establish and expand.

Objective 5: Industrial land and activities protected from encroachment by incompatible land
uses.

Objective 6: Development at the interface between industrial activities and sensitive uses
which is compatible with surrounding activities, particularly those in adjoining
zones.

Objective 7: Industrial and commercial activities, which do not cause land water or air
contamination and which effectively manage their wastes (including
wastewater)and stormwater, in an environmentally sustainable manner.

PRINCIPLES OF DEVELOPMENT CONTROL

The nature, scale and intensity of the activity should not result in levels of noise, vibration, dust,
odours or other airborne emissions likely to have a negative impact on the amenity of the locality
or cause a nuisance to sensitive land uses (e.g. residential or food processing industrial uses).

Car parking spaces and manoeuvring areas should be sealed with an all weather hard paved
surface (such as bitumen, concrete or brick paving) in order to prevent soil erosion, dust and
drainage problems.

The dimensions and arrangements of all commercial parking, loading and manoeuvring areas
should be established in accordance with Australian Standard 2890.2 — 1989: Commercial
vehicle facilities.

Access points and manoeuvring areas should be arranged to enable all vehicles to enter/exit in a
forward direction.

Designated loading areas should be provided separately from customer and employee car
parking.

All servicing, loading and unloading of vehicles, including garbage collection, should be capable
of being carried out wholly within the site and with collection points being positioned at
convenient locations.
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17

31

32

35

36

38

39

40

Development should:

(a) be designed and orientated taking into account solar access, shading and air
movement so as to best use natural climate and maximise energy recycling; and

{(b) minimise energy consumption for lighting, heating, cooling and ventilation.
Development should not occur if liable to produce liquid or other wastes or contaminants not able
to be treated, contained or disposed of without pollution or contamination of the site, locality or
downstream environment.

Waste collection should be carried out:
(a) on-site;
{b) within collection points located that will not impact on adjoining land uses;

{c) to prevent the entry of stormwater or dispersal by wind; and

{d) on 'hardstanding' areas graded to a collection point in order to minimise the movement
of any solids or contaminated water, and to prevent the entry of external stormwater.

Industrial and commercial wastewater should be managed to have minimum impact on the
environment and to minimise demand for clean water supplies.

Development should incorporate measures for the treatment, recycling and/or reuse of industrial
wastewater.

Where treated wastewater cannot be recycled or reused, it should be disposed of to sewer or a
Septic Tank Effluent Disposal Scheme (with the approval of the relevant State and/or Local

Government authorities) or to a holding tank prior to regular removal off-site to a licensed waste
depot by a licensed waste carrier.

The hours of operation of an activity should not detract from the amenity of any residential area

(including Country Living Zone).The hours of operation should be determined having
consideration for:

{(a) the nature of the activity;
(b) the impact on local amenity; and

(c) the use of mechanisms such as acoustic walls and site design and layout to avoid
impact on residential areas or other sensitive areas.

Industrial and commercial activities should not affect the level of amenity in adjoining
nonindustrial areas by virtue of noise emitted.

Outdoor lighting should be designed and installed so that it does not intrude on other properties
or roads in the locality.

Outdoor lighting should be provided in accordance with Australian Standard 4282 — 1997: Control
of the obtrusive effects of outdoor lighting.

Development should contribute to the creation of attractive industrial and commercial zones
through high guality building design and construction, and the addition of visual interest and
differentiation between structures when viewed from the street.
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41 Building appearance should be compatible with the desired future character of the zone and
should enhance the character of the locality, with an emphasis on the following elements:

(a) building mass and proportion;

(b) materials, patterns, textures, colours and decorative elements;

(c) ground floor height above natural ground level;

(d) roof form and pitch;

(e) facade articulation and detailing and window and door proportions; and

(f) verandahs, eaves and parapets.

43 |Industrial and commercial buildings which exceed 3 metres in height should be constructed a
minimum of three metres away from the boundary of an adjoining residential property and an
additional 500 millimetres for every metre the building exceeds this height.

45 Buildings should be set-back in accordance with the following criteria (subject to adequate
provision of car parking spaces and landscaping between the building and the road):

{a) buildings having a maximum building height of up to 6 metres should be located at least
8 metres from the primary street alignment;

(b) buildings having a maximum building height of between 6 and 8 metres should be
located at least 10 metres from the primary street alignment;

(c) buildings having a maximum building height exceeding 8 metres should be located at
least 12 metres from the primary street alignment; and

(d) where a property has two street frontages, no building should be erected within
3 metres of the road alignment of the secondary street frontage.

46 Buildings having an unarticulated length of 30 metres (15 metres for any office or administration
component) or more to the street frontage should incorporate punctuation by windows, canopies,
verandahs or wall offsets.

51 Open storage areas should be screened from view by dense landscaping or fencing constructed
of timber, masonry or pre-treated coloured metal cladding.
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53 The total area of landscaping provided should be not less than 10 percent of the site.

54 A landscaped buffer of not less than 2.5 metres should be provided where the site adjoins a
residential property boundary, using species which will achieve a minimum height of 3 metres.

55 A minimum 3 metre wide strip of landscaping to be established adjacent to the street alignment,
using species which will achieve a minimum height of 3 metres.

56 Car parking areas should be suitably planted with canopy trees and screened with landscaping to
reduce visual impact and to shade staff and visitor cars.

57 Twenty percent of all plantings should be trees which can be expected to grow to at least the
maximum height of the main building on the site.

58 Fencing, as part of development, should complement the architectural form of buildings on the
site, the streetscape and the locality.

59 Fencing on a residential zone boundary should be constructed of masonry material.

60 Fencing should contribute positively to the appearance of development particularly where visible
from gateway arterial roads.

61 Fencing including colour coated wire mesh fencing adjacent to public roads should be setback:
(@) in line with the building facade; or
(b) behind the building line; or

(c) behind a landscaped area to soften its visual impact.

Design & Appearance
Assessment:

The building has been designed to a high architectural standard and the design reduces the
overall bulk through the large windows and an undercover verandah area provided at the
entrance.

The substantial setbacks provided from both street frontages and the boundaries ensure no
overshadowing to neighboring properties, and the siting of the building will not restrict any
existing views.

The pedestrian entry point for customers is easily accessible from the car park and the car
parking, landscaping, paving and signage has a coordinated appearance in relation to the
siting of the Veterinary Practice building.

Outdoor storage areas are well screened from public view with a gate and screening.
This is consistent with PDC 1, 2, 3, 5, 6, 9, 10, 11, 12, 14, 15, 17, 18, 19 & 20.
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OBJ

1

10

11

ECTIVES

Objective 1: Development of a high architectural standard that responds to and reinforces
positive aspects of the local environment and built form.

Objective 2: Roads, open spaces, buildings and land uses laid out and linked so that they are
easy to understand and navigate.

PRINCIPLES OF DEVELOPMENT CONTROL

The design of a building may be of a contemporary nature and exhibit an innovative style
provided the overall form is sympathetic to the scale of development in the locality and with the
context of its setting with regard to shape, size, materials and colour.

Buildings should be designed and sited to avoid creating extensive areas of uninterrupted walling
facing areas exposed to public view.

Buildings should be designed to reduce their visual bulk and provide visual interest through
design elements such as:

(a) articulation;

(b) colour and detailing;

(c) small vertical and horizontal components;
(d) design and placing of windows;

(e) wariations to facades.

Where a building is sited on or close to a side boundary, the side boundary wall should be sited
and limited in length and height to minimise:

{a) the visual impact of the building as viewed from adjoining properties;

{b) overshadowing of adjoining properties and allow adequate sun light to neighbouring
buildings.

Building form should not unreasonably restrict existing views available from neighbouring
properties and public spaces.

Transportable buildings and buildings which are elevated on stumps, posts, piers, columns or the
like, should have their suspended footings enclosed around the perimeter of the building with
brickwork or timber, and the use of verandas, pergolas and other suitable architectural detailing
to give the appearance of a permanent structure.

The external walls and roofs of buildings should not incorporate highly reflective materials which
will result in glare to neighbouring properties or drivers.

Structures located on the roofs of buildings to house plant and equipment should form an integral
part of the building design in relation to external finishes, shaping and colours.

Building design should emphasise pedestrian entry points to provide perceptible and direct
access from public street frontages and vehicle parking areas.

Development should provide clearly recognisable links to adjoining areas and facilities.

Buildings, landscaping, paving and signage should have a coordinated appearance that
maintains and enhances the visual attractiveness of the locality.
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12 Buildings (other than ancillary buildings or group dwellings) should be designed so that their main
facade faces the primary street frontage of the land on which they are situated.

13 Where applicable, development should incorporate verandas over footpaths to enhance the
quality of the pedestrian environment.

14 Development should be designed and sited so that outdoor storage, loading and service areas
are screened from public view by an appropriate combination of built form, solid fencing and/or
landscaping.
15 Outdoor lighting should not result in light spillage on adjacent land.
16 Balconies should:
(a) be integrated with the overall architectural form and detail of the building;
{b) be sited to face predominantly north, east or west to provide solar access;
{c) hawve a minimum area of 2 square metres.

Building Setbacks from Road Boundaries

17 The setback of buildings from public roads should:

(a) be similar to, or compatible with, setbacks of buildings on adjoining land and other
buildings in the locality;

(b) contribute positively to the streetscape character of the locality;

{c) not result in or contribute to a detrimental impact upon the function, appearance or
character of the locality.

18 Except where specified in a particular zone, policy area or precinct, the main face of a building
should be set back from the primary road frontage in accordance with the following table:

Setback difference between buildings |Setback of new building
on adjacent allotments

Up to 2 metres The same setback as one of the adjacent buildings, as
illustrated below:
.\\:\Q\\\_'-\Q\
N
|
b= 8m

When b - a= 2. zethack of mew dwelling = 2or b

Greater than 2 metres At least the average setback of the adjacent buildings.

19 Except where specified in a particular zone, policy area, or precinct, buildings and structures
should be set back from road boundaries having regard to the requirements set out in Table
MtG(C)2 — Building Set-backs.

20 Except where specified in a zone, policy area or precinct, the setback of development from a
secondary street frontage should reflect the setbacks of the adjoining buildings and other
buildings in the locality.
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Interface Between Land Uses
Assessment:

The closest dwelling is located approximately 36 metres away from the proposed building,
which is the manse for the adjacent Presbyterian Church. A strip of vacant land within the
Church allotment provides a buffer at the rear of the subject site to other dwellings in the
vicinity, as does the Council reserve on Allison Street opposite the subject land. Although
the subject land is located within a residential zone, hours of operation are not expected to
cause an adverse impact to any of the surrounding sensitive land uses.

All animals are to be contained indoors, therefore there is not expected to be any noise
generated from the development. Given that there is no access to the dwellings directly
opposite the subject land on Allison Street, there is no anticipated traffic impact on the
locality.

Given the substantial size of the subject land and increased setback distances provided
from the boundaries, there is to be no anticipated impact upon any current or future
residential development within the locality as a result of the proposed development.

This meets the requirements of PDC 1 — 7.

OBJECTIVES

Objective 1: Development located and designed to prevent adverse impact and conflict
between land uses.

Objective 2: Protect community health and amenity and support the operation of all desired
land uses.

PRINCIPLES OF DEVELOPMENT CONTROL

1 Development should not detrimentally affect the amenity of the locality or cause unreasonable
interference through any of the following:

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants;
(b) noise;

(c) wibration;

(d) electrical interference;

(e) light spill;

(f) glare;

(g) hours of operation;

(h) traffic impacts.

2  Development should be sited and designed to minimise negative impact on existing and potential
future land uses considered appropriate in the locality.

3 Development adjacent to a Residential Zone should be designed to minimise overlooking and
overshadowing of nearby residential properties.

4 Residential development adjacent to non-residential zones and land uses should be located,
designed and/or sited to protect residents from potential adverse impacts from non-residential
activities.

5  Sensitive uses likely to conflict with the continuation of lawfully existing developments and land
uses considered appropriate for the zone should not be developed or should be designed to
minimise negative impacts.

Noise

€& Development should be sited, designed and constructed to minimise negative impacts of noise
and to avoid unreasonable interference.

7  Development should be consistent with the relevant provisions in the current Environment
Protection (Noise) Policy.
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Outdoor Advertisements
Assessment:

The development proposes pylon signage at the front of the subject site, fronting Allison
Street. This signage is of an appropriate size and scale for the proposed development and
is to be located within the property boundary. The road reserve area between the property
boundary and the curb on Allison Street is approximately 9 metres wide, and this extra
distance ensures that the signage will not obscure drivers views or create a distraction.
Other smaller signage on the building will be provided to direct customers into the building.

This meets the requirements of PDC 1, 2, 3, 5,6 & 9.
OBJECTIVES

Objective1:  An urban environment and rural landscape not disfigured by advertisements.

Objective 2: Advertisements in retail, commercial and industrial urban areas, and centre
zones, designed to enhance the appearance of those areas.

Objective 3:  Advertisements not hazardous to any person.
PRINCIPLES OF DEVELOPMENT CONTROL

1 Advertisements should not impair the amenity of areas, zones or localities in which they are
situated by creating, or adding to clutter, visual disorder and the untidiness of buildings and

spaces.

2 The location, siting, size, colour, shape and materials of construction of advertisements should
be:

(a) consistent with the Outdoor Advertising Development Standards and Guidelines
comprising Table MIG(C)/8; and

(b) consistent with the desired character of the zone.
3  The erection of an advertisement should not be undertaken where it would:

(a) detrimentally affect by way of its siting, shape, scale, glare, reflection or colour, the
amenity of the locality in which it is situated;

(b) obscure views of attractive urban or rural landscapes;
(c) create a hazard to persons travelling by road or on foot;

(d) obscure a driver's view of other road vehicles, or of pedestrians and features of the
road such as junctions, bends, changes in width and the like that are essentially
hazardous;

(e) be so illuminated as to be hazardous to an approaching driver, or create difficulty in his
perception of the road, or of persons or objects on it;

(f) be liable to interpretation by drivers as an official traffic sign or convey to drivers
information that might be confused with instructions given by traffic signals or other
controlled devices, or impair the conspicuous nature of traffic signs or signals; or

(g) distract drivers from the primary driving task at a location where the demands on driver
concentration are high.

5§ Advertisements should be compatible in scale with the buildings on which they are situated,
withother advertisements, and with nearby buildings and spaces, and be constructed neatly and
executed in a workmanlike manner.

6 Advertisements should relate entirely to a lawful use of land and be located on the same site as
that use.

9 Freestanding advertisements and advertising displays should not exceed six metres in height or
six square metres in advertisement area and be limited to one only primary advertisement or
advertising display per site or complex, except where the frontage of the site exceeds 40 metres:

(a) the height of any freestanding advertisement may be increased at a rate of one metre
for every additional ten metres of frontage or part thereof, of up to a maximum height of
ten metres, and the advertisement area may be increased by one square metre for
every ten metres of frontage or part thereof up to a maximum advertisement area of ten
square metres; or

(b) an additional advertisement of not more than six metres in height and six square metres
in advertisement area may be erected.
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Transportation & Access
Assessment:

Access to the development is to be from the existing access driveway off Allison Street.
Allison Street provides linkage between Penola Road and Wehl Street North and is utilised
by traffic to access the hospital and the residential areas within the locality.

The traffic generated from the development by customers and staff is not expected to
substantially increase traffic volumes or pose unreasonable interference to the flow of traffic
along Allison Street or rest of the local road network.

The development proposes to provide 40 car parking spaces and is to be provided in
accordance with Australian Standard AS 2890 Parking Facilities.

The car parking areas allow for safe and convenient access to the proposed building, and
vehicles are able to enter and exit the site in a forward direction.

Table MtG(c)/3 specifies car parking requirements of *10 car parking spaces per 100
square metres’ for a ‘Consulting Room’ form of development. The proposed development
proposes ‘40’ car parking spaces.

While the overall building footprint is 775 square metres, the actual consulting rooms take
up less than a quarter of the overall building, and therefore the current car parking spaces
provided are considered appropriate for the development.

The proposed development meets PDC 22, 23 & 29 to 40.

OB.JECTIVES

Objective 2: Development that:

(a) provides safe and efficient movement for all motorised and non-motorised transport
modes;

(b) ensures access for vehicles including emergency services, public infrastructure
maintenance and commercial vehicles;

(c) provides off street parking;

(d) is appropriately located so that it supports and makes best use of existing transport
facilities and networks.

Access
22 Development should have direct access from an all weather public road.
23 Development should be provided with safe and convenient access which:
(a) avoids unreasonable interference with the flow of traffic on adjoining roads;
(b) provides appropriate separation distances from existing roads or level crossings,

(c) accommodates the type and volume of traffic likely to be generated by the development
or land use and minimises induced traffic through over-provision;

(d) is sited and designed to minimise any adverse impacts on the occupants of and visitors
to neighbouring properties.
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Development should not restrict access to publicly owned land such as recreation areas.
The number of vehicle access points onto arterial roads shown on Map MtG(CY1 (Overlay 1)

should be minimised, and where possible access points should be:
(a) limited to local roads;
(b) shared between developments.

The number of access points for cyclists and pedestrians onto all adjoining roads should be
maximised.

Development with access from roads with existing or projected traffic volumes exceeding 6000
vehicles per day should be sited to avoid the need for vehicles to reverse on to or from the road.

Development with access from arterial roads or roads as shown on Map MtG(C)/1 (Overlay 1)
should be sited to avoid the need for vehicles to reverse on to or from the road.

Driveways, access tracks and parking areas should be designed and constructed to:
(a) follow the natural contours of the land;
(b) minimise excavation and/or fill;
(c) minimise the potential for erosion from run-off;
(d) avoid the removal of existing vegetation;

(e) be consistent with Australian Standard AS 2890 Parking facilities.

Access for People with Disabilities

Development should be sited and designed to provide convenient access for people with a
disability.

Where appropriate and practical, development should provide for safe and convenient access to
the coast and beaches for disabled persons.

Vehicle Parking

Development should provide off-street vehicle parking and specifically marked disabled car
parking places to meet anticipated demand in accordance with Table MtG(C)/3 Car and Bicycle
Parking Requirements.

Development should be consistent with Australian Standard AS 2890 Parking facilities.

Vehicle parking areas should be sited and designed in a manner that will:

(a) facilitate safe and convenient pedestrian linkages to the development and areas of
significant activity or interest in the vicinity of the development;

(b) include safe pedestrian and bicycle linkages that complement the overall pedestrian
and cycling network;

(c) notinhibit safe and convenient traffic circulation;
(d) result in minimal conflict between customer and service vehicles;

(e) avoid the necessity to use public roads when moving from one part of a parking area to
another;
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{fy minimise the number of vehicle access points to public roads;
{g) avoid the necessity for backing onto public roads;
{(h) where reasonably possible, provide the opportunity for shared use of car parking and

integration of car parking areas with adjoining development to reduce the total extent of
vehicle parking areas and the requirement for access points,

(i) notdominate the character and appearance of a site when viewed from public roads
and spaces;

{(j) provide landscaping that will shade and enhance the appearance of the vehicle parking
areas.

35 \Vehicle parking areas should be designed to reduce opportunities for crime by:

{a) maximising the potential for passive surveillance by ensuring they can be overlooked
from nearby buildings and roads;

(b} incorporating walls and landscaping that do not obscure vehicles or provide potential
hiding places;

{c) being approprately lit;
(d) having clearly visible walkways.

36 Where parking areas are not obviously visible or navigated, signs indicating the location and
availability of wvehicle parking spaces associated with businesses should be displayed at locations
readily visible to customers.

37 Parking areas that are likely to be used during non daylight hours should provide floodlit enfrance
and exit points and site lighting directed and shaded in a manner that will not cause nuisance to
adjacent properties or users of the car park.

38 Parking areas should be sealed or paved in order to minimise dust and mud nuisance.

39 To assist with stormwater detention and reduce heat loads in summer, vehicle parking areas
should include soft (living) landscaping at the rate of 1 square metre for every 20 square metres

of hard surfaces.

40 Parking areas should be line-marked to indicate parking bays, movement aisles and direction of
traffic flow.
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6. Social, Economic and Environmental Effects

The overall design and proposal to construct a Veterinary Practice on the subject site is
considered to be orderly and economic development that will have a positive impact on the
wider locality.

The proposed development of a Veterinary Practice is expected to have no adverse social
effects on the locality, as careful consideration to the overall design has been taken to ensure
minimal impact to the surrounding residential areas.

In economic terms, the proposal may have a positive effect on the wider locality by providing
veterinary services to the surrounding community, whilst still maintaining the potential for
future residential land uses within the area.

The proposed development on the subject land is unlikely to have any impact on the
environmental conditions of the locality or give rise to any environmental impact on the locality.

In summary, it is considered that there will be no adverse social, economic and environmental
effects of the proposed development on the locality or other existing developments in the
general locality. The overall development when completed will complement and enhance the
character and amenity of the area.

7. Other Information

This Report accompanies and forms party of the Development Application for the proposed
development.

The Applicant is prepared to provide the City of Mount Gambier with any other additional
information which may be required in order to assist Council assess and determine the
Development Application.

The Applicant is also prepared to attend any meeting to discuss the proposed development,
should it be considered necessary.

8. Conclusion

Having had regard to the relevant provisions of the City of Mount Gambier’s Development
Plan it is our view that the proposed development of a Veterinary Practice (Consulting
Rooms) on the subject land demonstrates considerable planning merit.

In summary the following observations support this view —

e The proposed development is unlikely to create any adverse impact to the surrounding
residential area, given the substantial setbacks provided to the adjacent properties

e There are currently non-residential uses successfully sited on either side of the subject
land, being the Mount Gambier Hospital and the Presbyterian Church with no adverse
impact to the residential zone

¢ The hours of operations are considered appropriate and there is not anticipated to be
any considerable noise generated from any activities or animals on the site

e The overall design of both the building and associated infrastructure (carparking,
landscaping and fencing) is sympathetic to the surrounding locality
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e The building meets the required setback distances from both the boundaries and street
frontages, and is of an appropriate size and scale

¢ The development provides ample off street car parking spaces, and is not expected to
create any adverse impact to the flow of traffic along the local road network

e The Veterinary Practice (Consulting Rooms) is expected to have a positive social impact
to the surrounding locality through the provision of veterinary services to the local
community

Conclusion

We submit that the proposed development of a Veterinary Practice (Consulting Rooms) and
while being a form of non-complying development in the Residential Zone, is an appropriate
form of development when assessed against the relevant provisions of the City of Mount
Gambier’s Development Plan.

It is submitted that the development of a Veterinary Practice (Consulting Rooms) on the
subject land demonstrates sufficient planning merit for the non-complying development
application to be further assessed against the provisions of the Development Plan in
accordance with Regulation 17 of the Development Regulations 2008.

Catherine Lyon
Senior Planning Consultant
FRANK BRENNAN CONSULTING SERVICES
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1. INTRODUCTION

This Planning Report has been prepared in relation to a Development Application from
Gambier Vets (the Applicant) for the development of a Veterinary Practice (Consulting
Rooms) at Allotment 3, 22 Allison Street, Mount Gambier.

The Planning Report assesses the proposal with respect to the relevant provisions of the
City of Mount Gambier Development Plan in accordance with the Development Act 1993.

The subject land is located within the Residential Zone and is to be assessed on a non-

complying basis.

It is our opinion that the proposed development of a Veterinary Practice (Consulting Rooms)
on the subject land located in the Residential Zone is an appropriate form of development
when assessed against the objectives and principles of development control of the City of
Mount Gambier’s Development Plan.

2. The Subject Land

Property
Description

The subject land is located at 22 Allison Street, Mount Gambier and is
described as Allotment 3 in Deposited Plan 36521 in the hundred of
Blanche.

Having a total area of 7780 m?, the irregular shaped allotment has
frontage to both Allison Street and Vivienne Avenue.

Currently on the site is an existing dwelling and an outbuilding. These
structures will not remain on the site and are proposed to be demolished.

The subject land is shown in the aerial photos below.

T i

Photo 1 — aerial photograph of the subject land






aif

FRANK BRENNAN

CONSULTING SERVICES

Received by COMG 3/3/2021

Page | 3

Photo 3 — view of the subject land from Allison Street, showing the
existing crossover / driveway to the site

Photo 4 — view of the subject land from the corner of Allison Street & Vivienne Avenue
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Photo 5 — view of the subject land from Vivienne Avenue. The Church Manse can be seen
on the left

Photo 6 — view of the existing outbuilding and dwelling on the subject land (to be
demolished)

Photo 7 — view of the existing dwelling on the subject land (to be demolished)

Certificate of
Title

Volume 5143 Folio 674

Registered
Owners

Elizabeth Lorraine Doman of Kongorong SA 5291

Easements &
Notations

The certificate of title for the subject land is not subject to any easements
or notations.
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Local
Government

City of Mount Gambier

Development
Plan

Development Plan (Mount Gambier) — consolidated on 21 April 2016.

Zoning

The subject land is located within the Residential Zone and is not located
within a Policy or Precinct Area.

An extract of Zone Map MtG(C)/7 from the City of Mount Gambier
Development Plan showing the location of the subject land is shown
below.

Extract from Zone Map MtG(C)/7
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3. Character of the Locality

Within the locality surrounding the subject land, the residential zone is predominately
characterized by medium density residential development with other non-residential uses
located in close vicinity.

The residential development generally consists of detached dwellings with associated
outbuildings. There is a mix of old and new development to the north and south of the subject
land. Directly opposite the subject land to the south is a Council reserve, with the adjacent
dwellings fronting local cul-de-sacs with no frontage to Allison Street.

On the eastern side of the subject land is the Presbyterian Church, with an associated
dwelling (manse) located directly to the north west of the subject land on Vivienne Avenue.
The ‘church’ allotment wraps around the side and the rear of the subject land.

To the north west of the subject land is the Mount Gambier Hospital complex. The Hospital
entrance fronts Wehl Street North, and from the subject land only the rear of the hospital can
be viewed. A large open spaced grassed area is located between the hospital and Vivienne
Avenue.

Approximately 190 metres to the east of the subject land is the District Centre Zone which is
characterized by a mix of commercial land uses including the Mount Gambier Market Place,
Bunnings, a Service Station and KFC takeaway.

The form of development in the locality around the subject land is shown in photos 8 — 11
below.

/0

'R!ﬁdentlal

> Deve]opmept‘

Mg nse
(Dwelling)

%&ntlal ' g B
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e P Ry ~ Centre
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Photo 8 — aerial photograph showing the landuses existing in the
general locality around the subject land.
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Photo 9 — photograph of Presbyterian Church directly adjacent to the subject land

Photo 10 — photograph taken from the subject land looking onto Allison Street. The nearby residential
development can be seen on the other side of Allison Street, with the large Council reserve providing a buffer at
the rear of these properties

Photo 11 — photograph of the back of the Mount Gambier Hospital, viewed from the
corner of Allison Street and Vivienne Avenue.
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4. Nature of the Proposed Development

The proposed development seeks to construct Consulting Rooms to be utilised as a
Veterinary Practice. The applicants are currently operating the veterinary practice ‘Gambier
Vets’ at another site in Mount Gambier and wish to relocate their practice to the subject land.

The key elements of the proposed development include the following:

An open plan reception area, with a separate waiting area for dogs and cats
Consulting rooms

Isolation room to isolate animals under treatment when required

Operating rooms, a central treatment room, and a dental room

Animal recovery rooms

Imaging room for x-ray procedures on animals

Laboratory

A Pharmacy for the storage of medication

Grooming room and facilities to wash and dry animals

Cleaning and ‘store’ rooms

Staff office space and meetings rooms

Staff amenities including kitchen, bathroom, toilets, laundry

3 car garage (attached to the rear of the Consulting Rooms)

‘Living quarters’ to provide accommodation for staff when working out of hours
The provision of 45 car parking spaces over the subject site (client, staff & disabled)
Landscaping

Plan 1 below is an extract of the site plan showing the location of the proposed Veterinary
Practice building on the subject land, while Plan 2 shows the floor plan of the veterinary
practice and Plan 3 shows the front elevation of the proposed veterinary practice building.
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Plan 1 — an extract of the Site Plan showing the location of the proposed building on the subject land.
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Plan 2 — plan showing the proposed floor plan of the Veterinary Practice
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Plan 3 — architectural depiction showing the front elevation of the proposed building
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5. Assessment of Development Plan Provisions

The following is an assessment of the proposed development against the relevant objectives
and principles of development control in the City of Mount Gambier Development Plan.

Non-Complying Development

A Veterinary Practice (Consulting Rooms) is defined in Schedule 1 of the Development
Regulations 2008 as follows —

‘consulting room means a building or part of a building (not being a hospital) used in
the practice of a profession by a medical, veterinary or dental practitioner, or a
practitioner in any curative science, in the provision of medical services, mental,
moral or family guidance, but does not include a building or part of a building in
which animals are kept for fee or reward;’

A Veterinary Practice (Consulting Rooms) is a categorised as a form of Non-Complying
Development in the City of Mount Gambier Residential Zone as defined below:

Non-complying Development

Development (including building work, a change in the use of land, or division of an
allotment) for the following is non-complying:

Consulting room, except where:
(a) the total floor area is less than 100 square metres;
(b) the site does not front an arterial road.

The site does not front an arterial road, but the total floor area exceeds 100 square metres
and therefore is to be assessed as a non-complying form of development.

The policies for the Council area are expressed generally in relation to all development
throughout the Council area, then in more detail for the various zones. All sections and all
relevant provisions within each section of the Development Plan must be considered in
relation to a Development Application. In the event of any inconsistency between the
Council-wide provisions and the Zone provisions, then the more detailed zone provisions
would generally prevail.

5.1 RESIDENTIAL ZONE

Assessment:

The subject land is located within the residential zone under the City of Mount Gambier
Development Plan. While the residential zone generally envisages ‘residential
development’, the zone also envisages forms of development including small scale non-
residential uses that serve the local community.

A ‘consulting room’ is listed as a form of nhon-complying development under the zone
provisions, given that the total floor area of the proposed building will be more than 100
square metres.

It is noted that while the subject land is located within a Residential Zone, there are
numerous examples of other non-residential land uses in the surrounding locality.

These include the Mount Gambier Hospital and Presbyterian Church on either side of the
subject land.
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With reference to Concept Plan Figure R/3 (page 14), the Residential Zone provisions state
that any proposed development should be consistent with the associated concept plan.

The subject land is located within ‘Stage 3’ of the concept plan, however given that the

development

is not for residential purposes, the staging is not applicable.

Further, the proposed development is consistent with the concept plan and ensures that no

direct access

is provided onto Penola Road.

OBJECTIVES

Land Use

Dwelling

adjoining

(a)
(b)

(c)

(a)

(b)

Objective 1: A residential zone comprising a range of dwelling types, including a minimum of
Objective 2: Increased dwelling densities in close proximity to centres, public transport routes

Objective 3: Development that contributes to the desired character of the zone.

PRINCIPLES OF DEVELOPMENT CONTROL

1 The following forms of development are envisaged in the zone:

Affordable housing
Domestic outbuilding in association with a dwelling
Domestic structure

Dwelling addition
Retirement village
Small scale non-residential use that serves the local community, for example:
- Child care facility
- Health and welfare service
- Open space
- Primary and secondary school
Recreation area
Supported accommodation.

2  Development listed as non-complying is generally inappropriate.

3 Vacant or underutilised land should be developed in an efficient and co-ordinated manner to
increase housing choice by providing dwellings at densities higher than, but compatible with

4  Development within the north western, northern and north eastern growth areas as indicated on
the Concept Plan Figures R/1. R/2 and R/3 should:

5 Within the Northern Growth Area as indicated on Figure R/3, no development should:

15 percent affordable housing.

and public open spaces.

residential development.

be in accordance with the relevant concept plan;

occur in a staged sequence in accordance with the numerical staging sequence
applicable fo each area;

not be developed for residential purposes unless land in the preceding stage or stages
has been substantially commenced; and

provide for further direct access from public roads or individual allotments to Penola
Road, or

create any allotment having an area of less than 8000 square metres unless the
allotment can be connected to the existing sewerage system.
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5.2 General Section

The following general provisions of the Development Plan are relevant to the assessment
of the proposed development on the subject land —

Industrial and Commercial Development
Assessment:

There are 40 car parking spaces provided across the site , with all car parking and
maneuvering areas to be paved (bitumen or asphalt) ensuring all weather access and
reducing the risk of dust emission.

There is adequate space provided in the car parking areas to allow for vehicles to enter and
exit the site in a forward direction. A delivery/loading zone has been provided which does
not impede upon the customers or employees parking areas.

A garbage collection area is proposed at the rear of the building, ensuring adequate width
and height to allow for a garbage truck to safely service the site. The garbage storage area
is to be screened off from public view and located at the rear of the building. This meets the
requirements of PDC 11, 12, 13, 14, 15 & 51.

The general hours of operation for the proposed Veterinary Practice (Consulting Rooms)
are to be Monday — Friday 8:00am — 6:00pm, Saturdays 9:00 — 11:30am and Thursday
evenings until 8:00pm. The practice will also offer veterinary services 24 hours a day, 7
days a week for any emergency care.

The hours of operation are not expected to cause an adverse impact to any of the
surrounding sensitive land uses given that:

e All animals are to be kept indoors within the building

e The building is setback approximately 37 metres from the front boundary and
approximately 20 metres from the rear, providing a buffer from the adjacent dwellings

e There is a large Council reserve off Allison Street, providing a buffer between the
proposed development and the nearby residential area.

This meets the requirements of PDC 35 & 36.

The building has been designed to a high architectural standard with a front fagade that
adds interest when viewed from the street, including large windows and an undercover
verandah area at the entrance.

Being single story, the overall height of the building reduces the visual bulk, and the
significant building setbacks from the boundaries further reduce the size and scale. This
meets the requirements of PDC 40, 41, 43, 45 & 46.

The proposed building is to be connected to reticulated water and the site is already
serviced by electricity to the existing dwelling. Wastewater generated from the site is to be
connected to the SA Water’s sewer system.

Medical and surgical waste generated from the operation of the veterinary practice will be
managed and disposed of using industry best practice and licensed waste contractors.

Substantial landscaping is proposed at the front, side and rear of the subject site which
provides a buffer between the new building and the adjacent residential area.

Outdoor lighting is to be provided to the car parking areas and at the front of the building, at
an appropriate scale to ensure light does not intrude upon other properties in the locality.
The proposed development provides for fencing along the boundary and retaining walls to
complement the overall architectural form of the building. This is consistent with PDC 38,
39, 53 to 61.
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1

12

13

14

15

OBJECTIVES

Objective 1:  The location of wholesaling, storage, transport and service industries in suitable
areas.

New commercial developments are best located adjacent to the main industrial areas, railway facilities
and the city centre. Where possible, appropriate commercial development will provide a buffer
between industry and living areas.

Objective 2: The rational and economic location of industry in suitable zones.

Objective 3: The location of new industrial development in areas where necessary public
infrastructure services can be economically provided.

Objective 4: The provision of areas in which fledging industries can locate in an environment
where they are afforded opportunities to establish and expand.

Objective 5: Industrial land and activities protected from encroachment by incompatible land
uses.

Objective 6: Development at the interface between industrial activities and sensitive uses
which is compatible with surrounding activities, particularly those in adjoining
zones.

Objective 7: Industrial and commercial activities, which do not cause land water or air
contamination and which effectively manage their wastes (including
wastewater)and stormwater, in an environmentally sustainable manner.

PRINCIPLES OF DEVELOPMENT CONTROL

The nature, scale and intensity of the activity should not result in levels of noise, vibration, dust,
odours or other airborne emissions likely to have a negative impact on the amenity of the locality
or cause a nuisance to sensitive land uses (e.g. residential or food processing industrial uses).

Car parking spaces and manoeuvring areas should be sealed with an all weather hard paved
surface (such as bitumen, concrete or brick paving) in order to prevent soil erosion, dust and
drainage problems.

The dimensions and arrangements of all commercial parking, loading and manoeuvring areas
should be established in accordance with Australian Standard 2890.2 — 1989: Commercial
vehicle facilities.

Access points and manoeuvring areas should be arranged to enable all vehicles to enter/exit in a
forward direction.

Designated loading areas should be provided separately from customer and employee car
parking.

All servicing, loading and unloading of vehicles, including garbage collection, should be capable
of being carried out wholly within the site and with collection points being positioned at
convenient locations.
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17

31

32

35

36

38

39

40

Development should:

(a) be designed and orientated taking into account solar access, shading and air
movement so as to best use natural climate and maximise energy recycling; and

{(b) minimise energy consumption for lighting, heating, cooling and ventilation.
Development should not occur if liable to produce liquid or other wastes or contaminants not able
to be treated, contained or disposed of without pollution or contamination of the site, locality or
downstream environment.

Waste collection should be carried out:
(a) on-site;
{b) within collection points located that will not impact on adjoining land uses;

{c) to prevent the entry of stormwater or dispersal by wind; and

{d) on 'hardstanding' areas graded to a collection point in order to minimise the movement
of any solids or contaminated water, and to prevent the entry of external stormwater.

Industrial and commercial wastewater should be managed to have minimum impact on the
environment and to minimise demand for clean water supplies.

Development should incorporate measures for the treatment, recycling and/or reuse of industrial
wastewater.

Where treated wastewater cannot be recycled or reused, it should be disposed of to sewer or a
Septic Tank Effluent Disposal Scheme (with the approval of the relevant State and/or Local

Government authorities) or to a holding tank prior to regular removal off-site to a licensed waste
depot by a licensed waste carrier.

The hours of operation of an activity should not detract from the amenity of any residential area

(including Country Living Zone).The hours of operation should be determined having
consideration for:

{(a) the nature of the activity;
(b) the impact on local amenity; and

(c) the use of mechanisms such as acoustic walls and site design and layout to avoid
impact on residential areas or other sensitive areas.

Industrial and commercial activities should not affect the level of amenity in adjoining
nonindustrial areas by virtue of noise emitted.

Outdoor lighting should be designed and installed so that it does not intrude on other properties
or roads in the locality.

Outdoor lighting should be provided in accordance with Australian Standard 4282 — 1997: Control
of the obtrusive effects of outdoor lighting.

Development should contribute to the creation of attractive industrial and commercial zones
through high guality building design and construction, and the addition of visual interest and
differentiation between structures when viewed from the street.
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41 Building appearance should be compatible with the desired future character of the zone and
should enhance the character of the locality, with an emphasis on the following elements:

(a) building mass and proportion;

(b) materials, patterns, textures, colours and decorative elements;

(c) ground floor height above natural ground level;

(d) roof form and pitch;

(e) facade articulation and detailing and window and door proportions; and

(f) verandahs, eaves and parapets.

43 |Industrial and commercial buildings which exceed 3 metres in height should be constructed a
minimum of three metres away from the boundary of an adjoining residential property and an
additional 500 millimetres for every metre the building exceeds this height.

45 Buildings should be set-back in accordance with the following criteria (subject to adequate
provision of car parking spaces and landscaping between the building and the road):

{a) buildings having a maximum building height of up to 6 metres should be located at least
8 metres from the primary street alignment;

(b) buildings having a maximum building height of between 6 and 8 metres should be
located at least 10 metres from the primary street alignment;

(c) buildings having a maximum building height exceeding 8 metres should be located at
least 12 metres from the primary street alignment; and

(d) where a property has two street frontages, no building should be erected within
3 metres of the road alignment of the secondary street frontage.

46 Buildings having an unarticulated length of 30 metres (15 metres for any office or administration
component) or more to the street frontage should incorporate punctuation by windows, canopies,
verandahs or wall offsets.

51 Open storage areas should be screened from view by dense landscaping or fencing constructed
of timber, masonry or pre-treated coloured metal cladding.
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53 The total area of landscaping provided should be not less than 10 percent of the site.

54 A landscaped buffer of not less than 2.5 metres should be provided where the site adjoins a
residential property boundary, using species which will achieve a minimum height of 3 metres.

55 A minimum 3 metre wide strip of landscaping to be established adjacent to the street alignment,
using species which will achieve a minimum height of 3 metres.

56 Car parking areas should be suitably planted with canopy trees and screened with landscaping to
reduce visual impact and to shade staff and visitor cars.

57 Twenty percent of all plantings should be trees which can be expected to grow to at least the
maximum height of the main building on the site.

58 Fencing, as part of development, should complement the architectural form of buildings on the
site, the streetscape and the locality.

59 Fencing on a residential zone boundary should be constructed of masonry material.

60 Fencing should contribute positively to the appearance of development particularly where visible
from gateway arterial roads.

61 Fencing including colour coated wire mesh fencing adjacent to public roads should be setback:
(@) in line with the building facade; or
(b) behind the building line; or

(c) behind a landscaped area to soften its visual impact.

Design & Appearance
Assessment:

The building has been designed to a high architectural standard and the design reduces the
overall bulk through the large windows and an undercover verandah area provided at the
entrance.

The substantial setbacks provided from both street frontages and the boundaries ensure no
overshadowing to neighboring properties, and the siting of the building will not restrict any
existing views.

The pedestrian entry point for customers is easily accessible from the car park and the car
parking, landscaping, paving and signage has a coordinated appearance in relation to the
siting of the Veterinary Practice building.

Outdoor storage areas are well screened from public view with a gate and screening.
This is consistent with PDC 1, 2, 3, 5, 6, 9, 10, 11, 12, 14, 15, 17, 18, 19 & 20.
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11

ECTIVES

Objective 1: Development of a high architectural standard that responds to and reinforces
positive aspects of the local environment and built form.

Objective 2: Roads, open spaces, buildings and land uses laid out and linked so that they are
easy to understand and navigate.

PRINCIPLES OF DEVELOPMENT CONTROL

The design of a building may be of a contemporary nature and exhibit an innovative style
provided the overall form is sympathetic to the scale of development in the locality and with the
context of its setting with regard to shape, size, materials and colour.

Buildings should be designed and sited to avoid creating extensive areas of uninterrupted walling
facing areas exposed to public view.

Buildings should be designed to reduce their visual bulk and provide visual interest through
design elements such as:

(a) articulation;

(b) colour and detailing;

(c) small vertical and horizontal components;
(d) design and placing of windows;

(e) wariations to facades.

Where a building is sited on or close to a side boundary, the side boundary wall should be sited
and limited in length and height to minimise:

{a) the visual impact of the building as viewed from adjoining properties;

{b) overshadowing of adjoining properties and allow adequate sun light to neighbouring
buildings.

Building form should not unreasonably restrict existing views available from neighbouring
properties and public spaces.

Transportable buildings and buildings which are elevated on stumps, posts, piers, columns or the
like, should have their suspended footings enclosed around the perimeter of the building with
brickwork or timber, and the use of verandas, pergolas and other suitable architectural detailing
to give the appearance of a permanent structure.

The external walls and roofs of buildings should not incorporate highly reflective materials which
will result in glare to neighbouring properties or drivers.

Structures located on the roofs of buildings to house plant and equipment should form an integral
part of the building design in relation to external finishes, shaping and colours.

Building design should emphasise pedestrian entry points to provide perceptible and direct
access from public street frontages and vehicle parking areas.

Development should provide clearly recognisable links to adjoining areas and facilities.

Buildings, landscaping, paving and signage should have a coordinated appearance that
maintains and enhances the visual attractiveness of the locality.
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12 Buildings (other than ancillary buildings or group dwellings) should be designed so that their main
facade faces the primary street frontage of the land on which they are situated.

13 Where applicable, development should incorporate verandas over footpaths to enhance the
quality of the pedestrian environment.

14 Development should be designed and sited so that outdoor storage, loading and service areas
are screened from public view by an appropriate combination of built form, solid fencing and/or
landscaping.
15 Outdoor lighting should not result in light spillage on adjacent land.
16 Balconies should:
(a) be integrated with the overall architectural form and detail of the building;
{b) be sited to face predominantly north, east or west to provide solar access;
{c) hawve a minimum area of 2 square metres.

Building Setbacks from Road Boundaries

17 The setback of buildings from public roads should:

(a) be similar to, or compatible with, setbacks of buildings on adjoining land and other
buildings in the locality;

(b) contribute positively to the streetscape character of the locality;

{c) not result in or contribute to a detrimental impact upon the function, appearance or
character of the locality.

18 Except where specified in a particular zone, policy area or precinct, the main face of a building
should be set back from the primary road frontage in accordance with the following table:

Setback difference between buildings |Setback of new building
on adjacent allotments

Up to 2 metres The same setback as one of the adjacent buildings, as
illustrated below:
.\\:\Q\\\_'-\Q\
N
|
b= 8m

When b - a= 2. zethack of mew dwelling = 2or b

Greater than 2 metres At least the average setback of the adjacent buildings.

19 Except where specified in a particular zone, policy area, or precinct, buildings and structures
should be set back from road boundaries having regard to the requirements set out in Table
MtG(C)2 — Building Set-backs.

20 Except where specified in a zone, policy area or precinct, the setback of development from a
secondary street frontage should reflect the setbacks of the adjoining buildings and other
buildings in the locality.
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Interface Between Land Uses
Assessment:

The closest dwelling is located approximately 36 metres away from the proposed building,
which is the manse for the adjacent Presbyterian Church. A strip of vacant land within the
Church allotment provides a buffer at the rear of the subject site to other dwellings in the
vicinity, as does the Council reserve on Allison Street opposite the subject land. Although
the subject land is located within a residential zone, hours of operation are not expected to
cause an adverse impact to any of the surrounding sensitive land uses.

All animals are to be contained indoors, therefore there is not expected to be any noise
generated from the development. Given that there is no access to the dwellings directly
opposite the subject land on Allison Street, there is no anticipated traffic impact on the
locality.

Given the substantial size of the subject land and increased setback distances provided
from the boundaries, there is to be no anticipated impact upon any current or future
residential development within the locality as a result of the proposed development.

This meets the requirements of PDC 1 — 7.

OBJECTIVES

Objective 1: Development located and designed to prevent adverse impact and conflict
between land uses.

Objective 2: Protect community health and amenity and support the operation of all desired
land uses.

PRINCIPLES OF DEVELOPMENT CONTROL

1 Development should not detrimentally affect the amenity of the locality or cause unreasonable
interference through any of the following:

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants;
(b) noise;

(c) wibration;

(d) electrical interference;

(e) light spill;

(f) glare;

(g) hours of operation;

(h) traffic impacts.

2  Development should be sited and designed to minimise negative impact on existing and potential
future land uses considered appropriate in the locality.

3 Development adjacent to a Residential Zone should be designed to minimise overlooking and
overshadowing of nearby residential properties.

4 Residential development adjacent to non-residential zones and land uses should be located,
designed and/or sited to protect residents from potential adverse impacts from non-residential
activities.

5  Sensitive uses likely to conflict with the continuation of lawfully existing developments and land
uses considered appropriate for the zone should not be developed or should be designed to
minimise negative impacts.

Noise

€& Development should be sited, designed and constructed to minimise negative impacts of noise
and to avoid unreasonable interference.

7  Development should be consistent with the relevant provisions in the current Environment
Protection (Noise) Policy.
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Outdoor Advertisements
Assessment:

The development proposes pylon signage at the front of the subject site, fronting Allison
Street. This signage is of an appropriate size and scale for the proposed development and
is to be located within the property boundary. The road reserve area between the property
boundary and the curb on Allison Street is approximately 9 metres wide, and this extra
distance ensures that the signage will not obscure drivers views or create a distraction.
Other smaller signage on the building will be provided to direct customers into the building.

This meets the requirements of PDC 1, 2, 3, 5,6 & 9.
OBJECTIVES

Objective1:  An urban environment and rural landscape not disfigured by advertisements.

Objective 2: Advertisements in retail, commercial and industrial urban areas, and centre
zones, designed to enhance the appearance of those areas.

Objective 3:  Advertisements not hazardous to any person.
PRINCIPLES OF DEVELOPMENT CONTROL

1 Advertisements should not impair the amenity of areas, zones or localities in which they are
situated by creating, or adding to clutter, visual disorder and the untidiness of buildings and

spaces.

2 The location, siting, size, colour, shape and materials of construction of advertisements should
be:

(a) consistent with the Outdoor Advertising Development Standards and Guidelines
comprising Table MIG(C)/8; and

(b) consistent with the desired character of the zone.
3  The erection of an advertisement should not be undertaken where it would:

(a) detrimentally affect by way of its siting, shape, scale, glare, reflection or colour, the
amenity of the locality in which it is situated;

(b) obscure views of attractive urban or rural landscapes;
(c) create a hazard to persons travelling by road or on foot;

(d) obscure a driver's view of other road vehicles, or of pedestrians and features of the
road such as junctions, bends, changes in width and the like that are essentially
hazardous;

(e) be so illuminated as to be hazardous to an approaching driver, or create difficulty in his
perception of the road, or of persons or objects on it;

(f) be liable to interpretation by drivers as an official traffic sign or convey to drivers
information that might be confused with instructions given by traffic signals or other
controlled devices, or impair the conspicuous nature of traffic signs or signals; or

(g) distract drivers from the primary driving task at a location where the demands on driver
concentration are high.

5§ Advertisements should be compatible in scale with the buildings on which they are situated,
withother advertisements, and with nearby buildings and spaces, and be constructed neatly and
executed in a workmanlike manner.

6 Advertisements should relate entirely to a lawful use of land and be located on the same site as
that use.

9 Freestanding advertisements and advertising displays should not exceed six metres in height or
six square metres in advertisement area and be limited to one only primary advertisement or
advertising display per site or complex, except where the frontage of the site exceeds 40 metres:

(a) the height of any freestanding advertisement may be increased at a rate of one metre
for every additional ten metres of frontage or part thereof, of up to a maximum height of
ten metres, and the advertisement area may be increased by one square metre for
every ten metres of frontage or part thereof up to a maximum advertisement area of ten
square metres; or

(b) an additional advertisement of not more than six metres in height and six square metres
in advertisement area may be erected.
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Transportation & Access
Assessment:

Access to the development is to be from the existing access driveway off Allison Street.
Allison Street provides linkage between Penola Road and Wehl Street North and is utilised
by traffic to access the hospital and the residential areas within the locality.

The traffic generated from the development by customers and staff is not expected to
substantially increase traffic volumes or pose unreasonable interference to the flow of traffic
along Allison Street or rest of the local road network.

The development proposes to provide 40 car parking spaces and is to be provided in
accordance with Australian Standard AS 2890 Parking Facilities.

The car parking areas allow for safe and convenient access to the proposed building, and
vehicles are able to enter and exit the site in a forward direction.

Table MtG(c)/3 specifies car parking requirements of *10 car parking spaces per 100
square metres’ for a ‘Consulting Room’ form of development. The proposed development
proposes ‘40’ car parking spaces.

While the overall building footprint is 775 square metres, the actual consulting rooms take
up less than a quarter of the overall building, and therefore the current car parking spaces
provided are considered appropriate for the development.

The proposed development meets PDC 22, 23 & 29 to 40.

OB.JECTIVES

Objective 2: Development that:

(a) provides safe and efficient movement for all motorised and non-motorised transport
modes;

(b) ensures access for vehicles including emergency services, public infrastructure
maintenance and commercial vehicles;

(c) provides off street parking;

(d) is appropriately located so that it supports and makes best use of existing transport
facilities and networks.

Access
22 Development should have direct access from an all weather public road.
23 Development should be provided with safe and convenient access which:
(a) avoids unreasonable interference with the flow of traffic on adjoining roads;
(b) provides appropriate separation distances from existing roads or level crossings,

(c) accommodates the type and volume of traffic likely to be generated by the development
or land use and minimises induced traffic through over-provision;

(d) is sited and designed to minimise any adverse impacts on the occupants of and visitors
to neighbouring properties.
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28

30

31

32
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g

Development should not restrict access to publicly owned land such as recreation areas.
The number of vehicle access points onto arterial roads shown on Map MtG(CY1 (Overlay 1)

should be minimised, and where possible access points should be:
(a) limited to local roads;
(b) shared between developments.

The number of access points for cyclists and pedestrians onto all adjoining roads should be
maximised.

Development with access from roads with existing or projected traffic volumes exceeding 6000
vehicles per day should be sited to avoid the need for vehicles to reverse on to or from the road.

Development with access from arterial roads or roads as shown on Map MtG(C)/1 (Overlay 1)
should be sited to avoid the need for vehicles to reverse on to or from the road.

Driveways, access tracks and parking areas should be designed and constructed to:
(a) follow the natural contours of the land;
(b) minimise excavation and/or fill;
(c) minimise the potential for erosion from run-off;
(d) avoid the removal of existing vegetation;

(e) be consistent with Australian Standard AS 2890 Parking facilities.

Access for People with Disabilities

Development should be sited and designed to provide convenient access for people with a
disability.

Where appropriate and practical, development should provide for safe and convenient access to
the coast and beaches for disabled persons.

Vehicle Parking

Development should provide off-street vehicle parking and specifically marked disabled car
parking places to meet anticipated demand in accordance with Table MtG(C)/3 Car and Bicycle
Parking Requirements.

Development should be consistent with Australian Standard AS 2890 Parking facilities.

Vehicle parking areas should be sited and designed in a manner that will:

(a) facilitate safe and convenient pedestrian linkages to the development and areas of
significant activity or interest in the vicinity of the development;

(b) include safe pedestrian and bicycle linkages that complement the overall pedestrian
and cycling network;

(c) notinhibit safe and convenient traffic circulation;
(d) result in minimal conflict between customer and service vehicles;

(e) avoid the necessity to use public roads when moving from one part of a parking area to
another;
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{fy minimise the number of vehicle access points to public roads;
{g) avoid the necessity for backing onto public roads;
{(h) where reasonably possible, provide the opportunity for shared use of car parking and

integration of car parking areas with adjoining development to reduce the total extent of
vehicle parking areas and the requirement for access points,

(i) notdominate the character and appearance of a site when viewed from public roads
and spaces;

{(j) provide landscaping that will shade and enhance the appearance of the vehicle parking
areas.

35 \Vehicle parking areas should be designed to reduce opportunities for crime by:

{a) maximising the potential for passive surveillance by ensuring they can be overlooked
from nearby buildings and roads;

(b} incorporating walls and landscaping that do not obscure vehicles or provide potential
hiding places;

{c) being approprately lit;
(d) having clearly visible walkways.

36 Where parking areas are not obviously visible or navigated, signs indicating the location and
availability of wvehicle parking spaces associated with businesses should be displayed at locations
readily visible to customers.

37 Parking areas that are likely to be used during non daylight hours should provide floodlit enfrance
and exit points and site lighting directed and shaded in a manner that will not cause nuisance to
adjacent properties or users of the car park.

38 Parking areas should be sealed or paved in order to minimise dust and mud nuisance.

39 To assist with stormwater detention and reduce heat loads in summer, vehicle parking areas
should include soft (living) landscaping at the rate of 1 square metre for every 20 square metres

of hard surfaces.

40 Parking areas should be line-marked to indicate parking bays, movement aisles and direction of
traffic flow.
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6. Social, Economic and Environmental Effects

The overall design and proposal to construct a Veterinary Practice on the subject site is
considered to be orderly and economic development that will have a positive impact on the
wider locality.

The proposed development of a Veterinary Practice is expected to have no adverse social
effects on the locality, as careful consideration to the overall design has been taken to ensure
minimal impact to the surrounding residential areas.

In economic terms, the proposal may have a positive effect on the wider locality by providing
veterinary services to the surrounding community, whilst still maintaining the potential for
future residential land uses within the area.

The proposed development on the subject land is unlikely to have any impact on the
environmental conditions of the locality or give rise to any environmental impact on the locality.

In summary, it is considered that there will be no adverse social, economic and environmental
effects of the proposed development on the locality or other existing developments in the
general locality. The overall development when completed will complement and enhance the
character and amenity of the area.

7. Other Information

This Report accompanies and forms party of the Development Application for the proposed
development.

The Applicant is prepared to provide the City of Mount Gambier with any other additional
information which may be required in order to assist Council assess and determine the
Development Application.

The Applicant is also prepared to attend any meeting to discuss the proposed development,
should it be considered necessary.

8. Conclusion

Having had regard to the relevant provisions of the City of Mount Gambier’s Development
Plan it is our view that the proposed development of a Veterinary Practice (Consulting
Rooms) on the subject land demonstrates considerable planning merit.

In summary the following observations support this view —

e The proposed development is unlikely to create any adverse impact to the surrounding
residential area, given the substantial setbacks provided to the adjacent properties

o There are currently non-residential uses successfully sited on either side of the subject
land, being the Mount Gambier Hospital and the Presbyterian Church with no adverse
impact to the residential zone

¢ The hours of operations are considered appropriate and there is not anticipated to be
any considerable noise generated from any activities or animals on the site

e The overall design of both the building and associated infrastructure (carparking,
landscaping and fencing) is sympathetic to the surrounding locality
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e The building meets the required setback distances from both the boundaries and street
frontages, and is of an appropriate size and scale

¢ The development provides ample off street car parking spaces, and is not expected to
create any adverse impact to the flow of traffic along the local road network

e The Veterinary Practice (Consulting Rooms) is expected to have a positive social impact
to the surrounding locality through the provision of veterinary services to the local
community

Conclusion

We submit that the proposed development of a Veterinary Practice (Consulting Rooms) and
while being a form of non-complying development in the Residential Zone, is an appropriate
form of development when assessed against the relevant provisions of the City of Mount
Gambier’s Development Plan.

It is submitted that the development of a Veterinary Practice (Consulting Rooms) on the
subject land demonstrates sufficient planning merit for the non-complying development
application to warrant the granting of Development Plan Consent.

Catherine Lyon
Senior Planning Consultant
FRANK BRENNAN CONSULTING SERVICES
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Development Application Form

Applicant: Gambier Vets

Postal Address:

PO Box 3110, MOUNT GAMBIER SA 5290

Email: frank@fbcs.com.au

Contact Person: Frank Brennan

Contact Number: 0418 838 152

Mobile Number:

0418 838 152

Are you lodging as Owner/Builder?
Builder:
Postal Address:

NO

Are the Owner / Applicant details the same? NO
Owner: Elizabeth Lorraine Doman

Postal Address: Kongorong

Email:

License Number:

Email:

Contact Number:

REQUEST ASSESSMENT FOR:

[0 Development Approval (Planning & Building Consent)
[] Building Rules Consent (Building Only)

PROPOSED DEVELOPMENT:

22 3

House No: Lot No Street:

Proposed Development:

[E] Development Plan Consent (Planning Only)
[ staged Development Approval

Allison Street

Veterinary Practice (Consulting Rooms), associated carparking & landscaping

Existing Use of Property: Residential

Cost of Development: ~ $ 1,500,000

CITB receipt provided (Required for all development over $40,000)

Does the Development require a new/additional Invert or Crossover?

MATERIALS TO BE USED:

Floor: Concrete Roof: Colorbond

Wwall: Brick/ Colorbond

(Do not include fit out costs)

Frame: Timber

Floor area of proposed structure: 775 me

WASTE WATER SYSTEM

Floor area of existing structure:

Does the property have a SA Water mains sewer connection?

(If No, an approved on-site wastewater disposal system is required)

Is there an existing on-site wastewater disposal system on the property? (e.g Septic)

(If Yes must be shown on plans)

If No, has an application for an on-site wastewater system been lodged with Council?

m2

YES

| acknowledge that copies of this application and supporting documentation may be provided to interested

persons in accordance with the Development Regulatj

. ~ Frank Brennan for Gambier Vets
Signature:

08.

Date: 26 October 2020

Please return completed form via email da@mountqambier.sa.qové or contact 8721 2555

o/

AR17/25532[v4]
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Received by COMG 26/10/2020
CODE DEVELOPMENT FEES (Effective from 1% July 2020) FEES GST Status
LODGE Lodgement Fee - All Applications $68.50 GST Exempt
NONCOM Additional Lodgement Fee - Non-Complying Development $109.00 GST Exempt
SWIM Additional Lodgement Fee - Swimming Pool $204.00 GST Exempt
PLAN1 gggslsgtrgigzzgagﬁfgggsment Fee — Cost of Development $42.50 GST Exempt
PLAN? gggselsgtrr;irétezgagﬁ\)%slgg(s)ment Fee — Cost of Development $116.00 GST Exempt
PLAN3 eDXeg/eeel(()jgn;igBPolgg Assessment Fee — Cost of Development Cg'sltz(‘:::/;xo;etgif GST Exempt
: $200,000)
NONCOMAD Non- Complying Development Administration Fee $140.00 GST Exempt
R e e
e sy S
Non- Complying Development Assessment Fee - Cost of 0.125% of the
NONCOM3 Development exceeds $100,000 0055;2(810%58)6 of | GST Exempt
EPQZV\%(DS_IC_ZI,?IEER, Referral Fee Schedule 8 - DPTI, DEH, DAC, CFS, AFH, CREM,
G AMiE, AFH,' ?(g;wI;b())TZREé)EFZ’,(Alg)Ch&Zé(é)EPA Sch 22 — except clauses 1(6), $243.00 GST Exempt
CREM, CFS, ' ' ' '
EPA Referral Fee — ALL developments if cost exceeds $1,000,000 $406.00 GST Exempt
EPA22 Referral Fee Schedule 22 — 1(6), 2(3), 2(7), 2(8), 2(10), & 3(3) $406.00 GST Exempt
CAT2NOTICE Category 2 & Category 3 - Public Notification Fee $116.00 GST Exempt
CAT3NOTICE Category 3 — Advertisement Fee $187.70 GST Inclusive
BUILD Building Rules — Minimum Fee $74.50 GST Inclusive
BO Development Fee - Building Rules Only - Schedule 1a $56.50 GST Exempt
EXT ﬁgpllcatlon to extend any consent or approval under regulation $109.00 GST Exempt
VARIBUILD Consent to development at variance with Building Rules $170.00 GST Inclusive
STAGE Development Authorisation Fee — Staged Consents $68.50 GST Exempt
BRAC Sr?(l;e{[)albtlj)ilzlrjllglgng Rules Assessment Commission for Class 1 $537.00 GST Exempt
BRAC?2 Ee:;etr)[jaillldticr)]gsulldmg Rules Assessment Commission for Class 2 $1.178.00 GST Exempt
CcoO Certificate of Occupancy (not class 1 or class 10) $49.00 GST Inclusive
ESP Application for issue of Schedule of Essential Safety Provisions $105.00 GST Inclusive
BLDCLASS Change in Building Classification $73.00 GST Inclusive
BUILD1 Building - Class 1,2 & 4 (dwelling, dwelling additions etc) $3.29 x m? GST Inclusive
BUILD5 Building - Class 3, 5 & 6 (hostel, office, shop, cafe etc) $4.38 x m? GST Inclusive
BUILD7 Building - Class 7 & 8 (storage, carparks, warehouse) $2.91 x m? GST Inclusive
BUILD9A Building - Class 9a & 9c (health-care building, aged care) $4.97 x m? GST Inclusive
BUILD9B Building - Class 9b (assembly building in a school) $4.36 x m? GST Inclusive
BUILD10 Building - Class 10a & 10b (non habitable — garage, verandah, $0.98 X m2 GST Inclusive

fence, sign)
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’ City of _ Electricity Act Declaration Form
Mount Gambier Development Regulations 2008
Form of Declaration (Schedule 5 clause 2A)

To: City of Mount Gambier

From: Gambier Vets

Location of proposed Development: 22 Allison Street, Mount Gambier SA 5290

Nature of proposed Development: Veterinary Practice (Consulting Rooms) associated carparking and landscaping

I Frank Brennan being the—applecant—OR a person acting on behalf of the
applicant (delete the inapplicable statement) for the development described above declare that the proposed
development will involve the construction of a building which would, if constructed in accordance with the plans
submitted, not be contrary to the regulations prescribed for the purposes of section 86 of the Electricity Act 1996. |
make this declaration under clause 2A(1) of Schedule 5 of the Development Regulations 2008.

26 October 2020

Signature: Date:

Note 1

This declaration is only relevant to those development applications seeking authorisation for a form of development
that involves the construction of a building (there is a definition of ‘building’ contained in section 4(1) of the
Development Act 1993), other than where the development is limited to:

(@) aninternal alteration of a building; or

(b) an alteration to the walls of a building but not so as to alter the shape of the building.

Note 2

The requirements of Section 86 of the Electricity Act 1996 do not apply in relation to:

(a) an aerial line and a fence, sign or notice that is less than 2.0 metres in height and is not designed for a person to
stand on; or

(b) a service line installed specifically to supply electricity to the building or structure by the operator of the
transmission or distribution network from which the electricity is being supplied.

Note 3
Section 86 of the Electricity Act 1996 refers to the erection of buildings in proximity to powerlines. The regulations
under this Act prescribed minimum safe clearance distances that must be complied with.

Note 4

The majority of applications will not have any powerline issues, as normal residential setbacks often cause the building
to comply with the prescribed powerline clearance distances. Buildings/renovations located far away from powerlines,
for example towards the back of properties, will usually also comply.

Particular care needs to be taken where high voltage powerlines exist; where the development:

e is on a major road;

e commercial/industrial in nature; or

e built to property boundary.

Note 5

An information brochure: “Building Safely Near Powerlines’ has been prepared by the Technical Regulator to assist
applicants and other interested persons. This brochure is available from Council and the Office of the Technical
Regulator. The brochure and other relevant information can also be found at www.sa.qov.au/energy/powerlinesafety

Note 6
In cases where applications have obtained a written approval from the Technical Regulator to build the development
specified above in its current form within the prescribed distances, the applicant is able to sign the form.



http://www.sa.gov.au/energy/powerlinesafety

frank

Cross-Out
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Product
Date/Time

Customer Reference

Order ID

Received b
Re

COMG 26/10/2020
gister Search (CT 5143/674)

25/10/2020 12:00PM
FBCS - Gambier Vets
20201025000490

REAL PROPERTY ACT, 1886

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

Certificate of Title - Volume 5143 Folio 674

Parent Title(s) CT 1922/87
Creating Dealing(s) RTD 7454641
Title Issued 15/09/1993

Estate Type

FEE SIMPLE

Registered Proprietor

ELIZABETH LORRAINE DOMAN
OF KONGORONG SA 5291

Description of Land

ALLOTMENT 3 DEPOSITED PLAN 36521
IN THE AREA NAMED MOUNT GAMBIER
HUNDRED OF BLANCHE

Easements
NIL

Schedule of Dealings
NIL

Notations

Dealings Affecting Title NIL
Priority Notices NIL
Notations on Plan NIL
Registrar-General's Notes NIL
Administrative Interests NIL

Edition 2

Edition Issued

01/11/1993

Land Services SA

Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use

Page 1 of 2



https://sailis.lssa.com.au/products/order/titleImageSearch/CT%7C1922%7C87

https://sailis.lssa.com.au/products/order/dealingDetailsSearch/7454641

https://sailis.lssa.com.au/products/order/planImageSearch/D36521

https://www.landservices.com.au/copyright

https://www.landservices.com.au/privacy

https://www.landservices.com.au/sailis-terms-of-use
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Order ID 20201025000490
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TAX INVOICE/RECEIPT

ABN #:17330264425

City of Mount Gambier

P 0 Box 56

MOUNT GAMBIER SA 5290

Ph 8721 2555 Fax 08 8724 9791
Email: city@mountgambier.sa.gov.au

Date 28/10/2020 10:45

Receipt 01297069:0001 Terminal 1:218
Gambier Vets

P 0 Box 3110

MOUNT GAMBIER SA 5290

Details Amount
Plan - Lodgement Fee 68.50
007.2020.00000475.001
- NonCom Lodgement 109.00
007.2020,00000475.001
- NonCom Administra 140.00
007.2020.00000475.001
- Non-Complying Ass 1875.00
007.2020.00000475.001
- Public Notificati 116.00
007.2020.00000475.001
- Advertisement - P 269.50
007.2020.00000475.,001 (GST 24.50)
Invoice/Receipt Total: 2578.00
Total Non-Taxable: 2308.50
Total Taxable: 245.00
Total GST Payable: 24.50
Total Value 2578.00
Tendered
Other 2578.00

Change 0,00





		Applicant: Gambier Vets

		Postal Address: PO Box 3110, MOUNT GAMBIER SA 5290

		Email: frank@fbcs.com.au

		Contact Person: Frank Brennan

		Contact Number: 0418 838 152

		Mobile Number: 0418 838 152

		Builder: 

		Owner: Elizabeth Lorraine Doman

		Postal Address 1: 

		Postal Address 2: 

		Postal Address 1_2: Kongorong

		Postal Address 2_2: 

		Email_2: 

		Email_3: 

		License Number: 

		Contact Number_2: 

		Development Approval Planning  Building Consent: Off

		Building Rules Consent Building Only: Off

		Development Plan Consent Planning Only: On

		Staged Development Approval: Off

		Lot No:            3

		House No:       22 

		Street: Allison Street

		Proposed Development: Veterinary Practice (Consulting Rooms), associated carparking & landscaping

		Existing Use of Property: Residential

		undefined: 1,500,000

		Roof: Colorbond

		Wall: Brick / Colorbond

		Floor: Concrete

		Frame: Timber

		Floor area of proposed structure:                         775

		Floor area of existing structure:                                   0

		Owner/Builder: [NO]

		Owner/Applicant: [NO]

		CITB: [NO]

		Crossover: [NO]

		SA Water: [YES]

		Onsite: [N/A]

		Lodged: [N/A]

		Signature: Frank Brennan for Gambier Vets

		From: Gambier Vets

		Location of proposed Development: 22 Allison Street, Mount Gambier SA 5290

		Nature of proposed Development: Veterinary Practice (Consulting Rooms) associated carparking and landscaping

		I: Frank Brennan

		Date: 26 October 2020





