Seacliff Park Residential and Centre DPA Submission
City of Marion and City of Holdfast Bay
17 October 2019

Executive Summary

The Local community have been waiting for a long time to reach this point in
the process. This is a once in a generational opportunity to have an influence
on how this DPA will shape our suburb and our amenity.
Based on our collective review we offer the following. This is a complex
technical process and the degree of interrogation and analysis is limited by the
time available and resources within our community. Never the less we have
had input from active members of the community with high levels of technical
expertise and we are grateful for their inputs. There are of course more
questions than answers.
The key issues which are of concern and are not adequately addressed by this
proposed DPA are as follows:

General





Process of consultation – considered inadequate; time frame needs to be extended; more
up to date and detailed evidence provided; published in a form which is more accessible to a
lay person.
New Planning Portal – Unclear how the DPA will fit into the new Planning Framework, as it
appears to be inconsistent.
Construction Activity – The impact and management is not covered in the DPA
5049 CC Survey – Highlights many of the issues covered in this submission Other than this
survey, no empirical survey of residents has been conducted.

DPA





Desired character statement – not enough information provided for the community to
determine if this will be a good fit?
Zoning Plan Comparison – The proportion of commercial to residential development has
increased from 2015, the increase is incompatible with the local character and it reduces the
potential for more housing options and open space.
The size of the commercial building upper limits is inconsistent with the 2012 vision, the
character statement in the DPA and suggests a district rather than a local hub in the
community. It is likely to prove unviable (see retail) and should be reduced.
Residential Density – the minimum block sizes are significantly less than the Draft Housing
Diversity DPA and also apparently smaller than the new Planning Design Code. Given the
issues experience elsewhere in the City of Marion and the potential adverse impacts on the
quality and configuration of green space; this aspect needs to be reviewed in more detail.

Page 1 of 19

Seacliff Park Residential and Centre DPA Submission
City of Marion and City of Holdfast Bay
17 October 2019
 The maximum height of 6 storeys –It is unclear from the DPA where the opportunity for the
maximum height would occur and the likely impacts of this unique feature in this DPA. How
will that be managed under the DPA?
 Environmental Performance – This DPA should incorporate high performance ESD standards
for this development via stretch targets and incentives?
 Overall Design Outcomes - Councils should develop site specific design guidelines to
reinforce the character envisaged in the DPA and ensure this is truly an exemplar
development for the area and State?
 Stormwater management – The DPA should ensure that the final solution is retention on
site rather than putting a higher load on the underground pipe network.
 Site Contamination – Can the DPA be approved based on an out of date report?
Councils should insist on the review and monitoring of the critical groundwater and vapour
conditions prior to the approval of the DPA?
 Traffic & transport infrastructure – Has the supporting study taken into account the findings
of the City of Holdfast Bay’s Integrated Transport strategy and the future impacts of major
upgrades eg Hove Crossing. Also has it considered the impacts of this development on the
smaller surrounding road network, already suffering from “rat running”.
 Retail Development The retail reports are out of date and make some assumptions that are
not valid eg “trade area”; current retail offers in the local area. Demographics, topography,
local transport habits, barriers to access (Eg Brighton Rd) and recent shopping trends are all
ignored.
 Social Impact – Given the scale and impact of this development and the minimal level of
consultation/engagement conducted with the community, will council undertake more
research into the long term impacts via detailed modeling and engagements to assess the
true impacts of this significant change on the community before approving the DPA?
Conclusion

The overall concern is that whilst the community is keen to see this land
developed and acknowledge the commitment of the developer and councils to
deliver the project. Due to the complexity and the sheer quantity of technical
information (some out of date and incomplete), the ability to fully understand
the scope is diminished. Further, the limited level of community engagement,
concern that the outcome will not deliver on the promise and adversely impact
on the level of amenity, all create a lack of confidence.
It is clear that there are still more questions than answers. Given how long this
DPA has been in process, the community and the process is again under
pressure, possibly due to the potential impacts of the new Planning Design
Code roll out.
This is too important to rush. Please take our submission as a request for
better, accessible information for the community and more active
engagement in this important project.
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Introduction
The community has been waiting 30-40 years for the most significant development since the original
subdivision in the 1940’s. For Marino and Seacliff Park in particular, this proposal represents a
doubling of its effective population and the potential long overdue provision of more varied housing
and amenity options.
Prior to the DPA release the Association prepared and submitted a position paper on the
development, (https://www.5049coastalcommunity.com/seacliff-park-housing-development.html),
which has been issued to the community, to the councils and the developer. In essence we are
supportive of the development
Our support is of course conditional on the development achieving high quality sustainable
outcomes, with exemplary environmental and urban design credentials.
We want the DPA to set the standards and requirements for the development to meet the
community’s expectation of a 21st C major urban development, one that:
o
o
o
o
o
o
o
o
o
o
o
o

Supports diverse and active communities;
Provides for high qualitative public open spaces for all;
Environmentally sustainable;
High quality urban design;
Major emphasis on WSUD (water sensitive urban design);
Exceeds expectations on integrated transport strategies and accessibility;
Effectively manages all of the infrastructure impacts including roads and services;
Works closely with Boral (Quarry) on resolution of the mutual impacts on amenity
and environment;
Provides effective communications regarding the timeframes and stages, including
impacts;
Provides effective site management and presentation;
Brings opportunities for Community participation and engagement during the
process; and
Brings opportunities for direct community collaboration in an integrated community

This submission has been compiled by the 5049 Coastal Community Association on behalf of the
community. Its content has been developed out of our review of the documentation provided using:




Collective local knowledge
Local professional expertise in Planning, Architecture, Retail and Environment
Feedback from the community survey

However, this is a complex process and given the limited time and resources the Association the
analysis and review is not exhaustive.
Will this DPA adequately deliver on the community’s expectations?

Background
It is understood that the DPA or Development Plan Amendment is a legal document that sets out to
rezone the old cement hill site for a mixed use development and set some clear constraints for the
developer(s) in designing and delivering a significant development at the gateway to our suburbs.
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This is a developer instigated initiative, facilitated by the local councils as required by the State
Planning legislation. The councils engaged independent professional Planning consultants to
undertake the task to ensure that the needs of the developer and the broader community are taken
into account as well as the State Planning Controls. The outcome will be a balance between all these
constraints.
The DRAFT document is a thorough one and covers many site specific requirements including
infrastructure and environment. The Character Description is comprehensive and covers many of the
issues that will be important to the community. It does however have a certain amount of business
as usual approach, leaving scope for the Developer, naturally enough, to push the envelope to
maximise returns.
As a community we need to be confident that the DPA will provide adequate controls over the
development to protect community interests. This is a very technical document with a number of
detailed supporting reports, as such it is not easy for the public to access and contribute.
Around 190 people attended the 5049 Coastal Community’s Public forum on the DPA consultation
process on 19th of September. Presenters from both local councils set out the process for the DPA
and answered questions from the community on its impacts locally.
It is acknowledged that this forum was not a statutory requirement. Councils agreed to attend
because of how active and engaged our association and community is in these key local issues.
Council were generous with their time and all 6 representatives stayed on afterwards to continue
the conversation with the community.
Whilst Councils covered the process and objectives well; including covering pre- submitted questions
from the community. There was a feeling of frustration in the room that night. There was a sense
that whilst Councils were doing all they could to create a regulated framework for a development
that would enhance our community, it was stressed that this is a private development, and quite
rightly, the developer would make their own decisions on the final content within the final DPA
framework based on commercial considerations. So to a degree the final outcome depends on the
developer’s approach to the subdivision, detailed design and approvals process. None of the visuals
presented including the zoning plan conveyed the developers own vision for the site. It is of note
that the materials presented at the 2012 presentation were much more accessible for the public as
they included artist’s impressions and details on the types of development envisaged, including the
concept for the 6 storey apartments and the “shopping village”.
The approval of the subdivision is a state planning matter with Councils as stakeholders, once that
has been approved the developer can and probably will, sell off components of the land to other
developers such as the retail, medical and residential precincts. Those developers in turn will go
through the detailed approval through the new State Planning Authority process, hopefully informed
and controlled to a degree by the DPA.
Therefore, this is probably our only chance to push the envelope in favour of the community at a big
picture level. The DPA is not a detailed design guide, so we will focus on the big picture issues that
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we can influence as a community eg height of development, proportions of Commercial Vs
Residential, Environmental targets, and social impacts.

Submission issues
The following broad issues are of concern and should be addressed as part of the final drafting of
the DPA:

Process of Consultation

Again for a development of this size and impact, the level and quality of consultation is considered
minimal. As stated earlier the link between the 2012 process and this one has not been well
articulated, notwithstanding the Councils generous time commitment to the community forum in
September 2019.The level of information and presentation didn’t allow full understanding of the
potential developments envisaged by this DPA. The presentation and DPA does not include enough
illustrative information or opportunity for participation by the community. The 2012 workshops
were superior in terms of engagement and participation. Given that the detailed design approvals
process is more than likely to be less accessible to both councils and the community:


Could councils extend the timeframe and allow better access to the conceptual content
behind the DPA via interactive workshops to allow a more facilitated dialogue on the
proposal to better inform the final DPA that goes to the minister. – approx. 200 people at
the forum were clearly wanting more?

Relationship to the new Planning Portal

It is understood the ability of the community to have influence on the outcomes beyond the DPA is
much diminished, particularly as beyond the DPA the approvals will most likely be under the new
State Planning Portal-Design Code process from July 2020. However, it is unclear how the DPA will
be integrated into the new Design Code. Again the degree of direct influence on the outcomes the
local community and councils will have is still unknown.



How will the DPA will be reflected and integrated in the new Planning Code; given the
impact of the proposed code on the Housing Diversity DPA which was gazetted in part
(approved by the minister) and would appear to have been ignored under the new code?
Is this DPA likely to be over written by the new Planning Code?

5049 CC Survey

The consultation process included: A Policy Document circulated to all members and to other
stakeholders in early August; a call for issues/questions from residents prior to the public forum on
September 19th; the Forum, which was attended by almost 200 residents; a survey/questionnaire.
Almost 70 households subsequently responded to the survey. (Refer to separate report for details)
Major concerns (all rating more than “4” on a 5-point scale).
 Multi Story Dwellings. 68% of all graded this as a concern, with most of these expressing
it as the highest priority.
 Scholefield Road entry to Ocean Boulevard.
 Increased local traffic flow along minor roads in Seacliff and Marino.
 In adequate parking at local rail stations.
 Open space and wetlands
 Storm water issues
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 Contamination and how it might be dealt with
Other, frequently mentioned lesser concerns
 The length of time the development might take.
 Concern over high density in a small space.
 Resident and visitor parking
 Need good range of quality housing which complements the existing area.
 Quarry dust.
 Hotel, Café, Supermarket and Medical Centre in commercial area.
 Green space along Scholefield Road – attractive entry to Marino
 The amount of through traffic increasing from Brighton and The Cove Road.
 Concern that the development should be attractive, well planned and integrated into
the surrounding area such that character is not lost.
In attempted to quantify likely patronage of the development:




Visiting open spaces within: Once to twice a week: 31%.
Supporting shopping / commercial: 1-3 times a week: 43%.
Likely to buy into the development (including friend / family)? 32%.

There were a number of reasons in support of the development: a more diverse and vibrant; a good
housing alternative; contribution to a reduction in urban sprawl; increased support and therefore
improved local services; increased public transport; will accelerate the potential introduction of
traffic lights on Brighton Road; improved entry to Marino; improved visual impact; provides open
public spaces; local shops and dining options will be welcome; will likely increase property values;
might improve access to the golf course from Marino and Kingston Park; likely to result in DPTI and
Council providing more car parks at Marino and Marino Rocks Stations; Council will be the main
beneficiary with increased rates.

Construction activity
The one aspect of the development which has occupied the minds of many is the process of
construction and the presentation of the site during the process. This is a key issue which may not be
covered in the DPA, but this consultation gives us an opportunity to formalise the issues. Particularly
as this development may be taking 10+ years to complete.
Much of the statutory requirements regarding site management, particularly contamination,
stormwater, nuisance etc are well regulated and performance is monitored by local and state
governments.
However, given the size of this development, it will become a very prominent new neighbour as a
gateway to our suburbs and it is very important that the site is well presented. If not, it will impact
on the appeal of the development and hence the region as a visitor destination.
See also commentary on Social Impacts on relationship building.


Can Council incorporate any specific provisions in the DPA to ensure that the site
presentation is a requirement?
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The DPA review
The overarching aim in the DPA is, on the face of it, sound and is consistent with the 5049 position
paper and the Communities views.

Overarching aim:

“The policies proposed in this DPA will support the development of the site for multi-level,
medium density residential development, shopping and community facilities and open space,
while ensuring potential adverse impacts are overcome or minimised”
However, there are a few concerns in terms of the detailed interpretation:

Desired character statement

This contains many of the aspirations the community identifies with and with the right approach will
deliver on the promise. At the forum there were no conceptual 3D or clear exemplar images in
support of the vision to help the community feel confident about the outcome. The association were
given a copy of the 2012 presentation materials after the forum which gave an excellent feel about
the desired character and design intent behind the DPA. Unfortunately, timing didn’t allow this to be
shared with the wider community prior to the submission deadline. Clearly from our survey the issue
of “up to 6 storey” was of concern to many


Could the community be provided with additional illustrations of the conceptual intent
behind the DPA with regards to the look and feel, as well as the broad massing and 3D
modeling?

Zoning plan comparison- proportion of development
A comparison between the 2015 Draft DPA and 2019 Draft DPA zoning plan provides an insight into
the changes from 2015 to now. It has not been possible to see the detailed difference. The
statement by councils at the forum that “the DPA reflects the community consultation and
workshops back in 2012” may be true in many aspects, however there are some key differences that
are illustrated by comparing the 2 zoning plans and reviewing some of the concept plans used in the
detailed reports.
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2019

2015

The most significant difference between the current plan and the 2015 plan is the proportion of the
site given to neighborhood activity centre (NAC). Clearly the current DPA version envisages a higher
proportion of NAC over residential, despite the additional land available in 2019.
NAC is 50 % of the site in 2019, whereas the 2015 plan envisioned approx. 33%. The implications on
the urban character are of concern given the 2012 commitment to a “village feel and scale”. The
height of any commercial elements under the DPA are unlikely to be 6 storey, however they could be
up to 3 storey with residential or offices over? It is noted that the size of the buildings envisaged
within the NAC has not changed (6000m2 retail and 2000m2 other non-residential) . Even though
there is notionally more open space in this zone it is still a high proportion. Perhaps the NAC zone
should have stayed the same and the building sizes reduced?

Development Concept (from the storm water management report)
With the current plan, the gateway to the suburbs will be dominated by commercial development
with associated car parking and given the size of the development envisaged, by 6000m2 shopping
Centre (approx. ½ the size of Pasadena and twice as big as Foodland Brighton) and 2000m2 other
commercial activity.
This plan appears to envisages a large shopping centre building with a central “mall” as well as a
separate medical centre. This is understood to be indicative only, but does imply the developer’s
intent for the site. It doesn’t appear to reflect the spirit of the DPA and the 2012 conceptual
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visualizations appreciated by the community. Its potential impact would be of a large scale
commercial building which would have a major impact on the Character of the area, without very
rigorous design controls. There is a large open carpark that dominates the western side and no
apparent “plaza” that is in the DPA.
A review of the Retail strategy reports (see later) raises serious concerns about the viability of this
scale of commercial activity, notwithstanding the amenity and character impacts noted here








Do Councils believe the DPA will provide sufficient controls to ensure the commercial
development would contribute to the vibrancy of the suburb; and be a sufficiently
articulated design to be of human scale and to deliver on the vison contained in the 2012
presentation?
How does the increase in the NAC fit with the vison for a balanced mixed use development
when 50% of the site is commercial?
This is much more of a district rather than a local facility envisaged in the 2012
presentation; is this warranted or sustainable?
How does this approach fit within the context of the surrounding area regarding balance
of space in a predominantly residential area?
Council should reduce the building footprints and go back to the 2015 zone plan and
increase the residential component?
If the retail/commercial/medical centres prove to be un-viable, what will that land use
revert to?

The Medical Centre in the indicative concept site is shown at the gateway to the suburb and as such
and development here should be noted in the DPA as requiring special attention in urban design and
streetscaping terms. This is a significant “node” requiring an iconic response.



Does council believe the DPA can achieve this?
Or should there be separate criteria for this corner site?

A variety of dwelling types and densities
The variety of residential options envisaged by the DPA will provide for a density of development not
currently enjoyed in the area. This has some benefits in terms of housing diversity particularly the
requirement for 15% integrated affordable housing options. However as stated earlier the
proportion of the site given to housing has reduced from the 2015 Draft DPA.
The reduction in the area for housing whilst maintaining the same target yield of approx. 600
dwellings will potentially limit the housing diversity options and lead to higher density, heights of
buildings, loss of green space and amenity etc.
The minimum block sizes (200- 270m2), frontages ( 5-7m) are much less than the current adjoining
residential zone in Marion Council –(Area envisages detached dwellings (18-20m frontage) and
group dwellings (24 - 26m frontage) on minimum allotments of either 700m², 900m² or 1100m²
dependent on the gradient of the land) and are less than those in Holdfast Bay Council and the
proposed Housing Diversity DPA for Marion Council- (Cement Hill Policy area, which envisages
detached dwellings on minimum allotment areas of 420m² and frontages of 15m). The New Draft
Planning Development Code proposes a variety of dwelling types in the southern suburbs with
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detached dwellings (min 300m²/9m frontage) down to row dwellings (min 200m²/7m frontage). So
the proposal envisages less than the new planning code.
It is of note that the indicative concept plans used in the storm water report show a high proportion
of small blocks. This makes it difficult to manage streetscape, green spaces and the impact of
dominant garage/carport elements.
There is reference in the social impact report to the fact that the development would not have high
numbers of families with children. That would appear to imply that the housing offerings would not
support families and hence not provide diversity. Given the size of the development this seems
limiting and not in keeping with the intent of the DPA.
The overall plan shows the Neighbourhood Centre along Scholefield Rd, but the HFB10 overlay maps
dated 1/8/19 on pages 122 & 123 shows as part of this area, (in the same place), a Noise & Air
Emissions Designated Area and an Affordable Housing Area.






Given the issues that Marion Council in particular have been experiencing in their northern
area regarding congestion and lack of amenity is this minimum too low to achieve the
intent of the DPA, particularly given the smaller block sizes?
With the potential high proportion of 2 cars, larger cars (SUV, s) caravans, boats how will
this be managed under the DPA given the density?
How will the DPA ensure that housing diversity is achieved?
How will the DPA ensure that there is adequate green space within the housing blocks and
the public realm?
Why are the affordable housing and noise/air emissions overlay shown only in the
Neighbourhood Activity Centre area (Holdfast Bay area) only

The maximum height of 6 storeys is noted as being not universal. However, there is nothing to
indicate where this is envisaged or how this will be evaluated. There is universal concern over this
aspect in terms of how out of step with the local character and building types, this could be.
 How is that controlled in the DPA in terms of location on the site? Should there be
guidance on this?
 Are there height limits set for the commercial zone?
 How will the DPA manage views as amenity?

Environmental performance

Given the current concerns regarding Climate Change it is notable that there are no specific
additional stretch targets on the development opportunities for achieving high level sustainability
and ESD (environmentally sustainable design)
 Can high level Sustainability and ESD targets beyond the current minima be included in
the DPA?
 Can incentives be developed by Council and State/Federal Government to make this a
benchmark development?

Overall Design outcomes

Given the scale and impact of this development coupled with the unique once in a generation
opportunity. Should the DPA go further in defining the design parameters.
 Councils should develop a site specific design guidelines to reinforce the character
envisaged in the DPA and ensure this is truly an exemplar development for the area and
State?
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Review of Supporting reports and technical inputs
Service utilities
DPA States: No significant impediments to service provision have been identified however there are

several outstanding reviews from SA Water and SA Power Networks.



Are there any uncovered risks associated with this incomplete work?
What discussions have there been for alternative power arrangements for this major
development eg Co-generation on site?

Stormwater management.
DPA states: “Suitable measures are available to cater for both upstream flows and flows generated
on-site, to avoid negative impacts on the downstream system.”
This is a critical issue for the success of the development and a key environmental requirement for a
21st century development. This matter is of great concern to our community in particular, as noted in
the survey. The experience of peak storm events and the sight of overland flows heading at speed to
ocean in our suburbs is all too common a sight! The impacts on the marine water quality is
significant now; with some open water swimming events having to be cancelled at critical times as
well as the impacts on sea grass habitat, which is currently under a regeneration program, which
would be further threatened by extra run off into the sea.This site already has issues with overland
flows and when developed is likely to have up to 40% or more of impervious surfaces. As such this
will increase the overland flows and discharge into the already stressed system. The impact of poor
water quality on tourism and economic development are not insignificant.
Upgrading of expensive underground infrastructure outside of the site is one solution noted in the
report, but the outflow impacts in the fragile marine environment will only be increased by that
solution. The provision of on-site retention and detention should not be just one option, but the
only option for this development; notwithstanding the issues of contamination.
The size of retention modeled in the report at 7300m2 (approx 3 Olympic swimming pools) is a
demanding due to the contamination and the need to line the retention basins, but the alternative
will be too costly at many levels as noted above. The remediation of the site contamination will
contribute to the stormwater management, as the need for lining the detention basin could be
removed/reduced and infiltrations allowed, if the remediation was successful. The successful
remediation of the site could contribute significantly to natural stormwater management within if
the site. The amenity and environmental benefits of a viable wetland complex of this scale are likely
to be significant and add to the point of difference for this development.
The residential and commercial buildings have the opportunity to contribute to the retention and
detention of stormwater by having stretched targets enshrined in the DPA, to share the load. It is
worth noting that the residential target of 3KL/dwelling is already over the minimum of 2KL by 50%
Why not do better to set a new benchmark for the area.



The final solution should be retention on site rather than a higher load on the
underground pipe network
Have more site specific WSUD policies and incentives to set a new benchmark?
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Site contamination
DPA States: There are varying levels of contamination identified across the site, which can be dealt
with by established methods to render the land suitable for the intended use.
This is clearly a major issue for the development of the site and to some extent the degree of
remediation undertaken will set the level of suitability for the development. In particular, the
stormwater management on the site (see Stormwater Management) in terms of how permeable the
site can be vs the amount of hard surfaces (capping of the contamination). The final development
form and design will be heavily influenced by the need to balance the cost of remediation against
the cost, and hence viability of the development. This aspect is noted in the DPA.
In particular, the location and size of the NAC on the more contaminated parts of the site is
potentially part of the remediation strategy. A commercial development of this scale and size will
involve more capping of the site and EPA requirements are not as stringent as in a residential zone. If
that part of the development is scaled back or the zones adjusted in favour of residential this will
impact on the remediation strategy and associated costs.
It is noted that the original consultant’s report was done in 2013. The 2019 supplementary report, by
another consultant is for the additional land only. Therefore, the report on the vast majority of the
site, given the changes since 2013, is potentially out of date given the changes to the site.
There also a major outstanding issue the reports do not cover according to the DPA eg:
A review of current groundwater and soil vapour conditions across the (combined)
development site is also required.
There is substantial contaminated land (>70,000m3) on site which is predominantly in the lowest
section of the site (Sove). The greatest risk appears to be the putrescible waste which will off gas as
it breaks down. Gas, as it is invisible can get trapped in pockets underground and only be released
much later, but can have pervasive effects due to it being able to permeate house flooring, bind to
other compounds and have chronic effects. Both methane & CO2 levels exceeded SA EPA guidelines
(also a couple of hits for H2S and CO). The report indicates that methane: CO2 has changed over a
series of assessments with the CO2 portion increasing over time. That indicates that the putrescibles
are decomposing and the potential risks to human health are decreasing (slightly) over time
(methane is more problematic than CO2), but the risks are still very real and will remain so for many
years without appropriate remediation and monitoring.
The link to stormwater and ground water management is intrinsic in the management of
contamination, and as stated in the DPA has not been fully covered.
Currently these combined risks are not adequately covered including the need for ongoing
monitoring of gas and it impacts.




Can the DPA be approved based on a potentially out of date report?
Will councils insist on the review and monitoring of the critical groundwater
and vapour conditions prior to the approval of the DPA
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Traffic impacts.
The DPA states “While suitable access points to the subject land can be provided from Scholefield
Road and the former Quarry haulage road, it has been assessed that signalisation of the Ocean
Boulevard/Scholefield Road intersection is required – irrespective of the impact of this DPA. On-site
car parking will need to be provided at the rates set.”
The proposed 12 hectares development at Seacliff Park will have a major influence on living
conditions for the local community and over 2,000 existing residents in Marino and Seacliff Park and
adjoin suburbs. The limited access and egress to this area and the peak hour impacts on Brighton
road is exemplified by the tendency for “ rat running” on minor residential roads as motorists look
for alternative routes. These issues will be heightened by the new development load on the system.
The balances between residential and commercial, including retail, will have significant impact in
respect of both traffic movement and the environmental impacts caused by traffic through a
complexity of narrow and winding streets in the area.
The 5049 survey consistently raised concerns about the traffic impacts, based on current
experiences in the area, beyond the main roads. The key issues were also highlighted in the Holdfast
Bay integrated transport study, which focus on the current impacts of transport, parking and access
in the broader area now and in the future. It is not clear how wide the impacts of this development
have been assessed.
The main areas that are critical are:




the access and egress to and from Brighton Road and Ocean Boulevard as a gateway to the
suburbs
access and egress to and from the new development site itself
traffic flows and possible congestion in the suburbs immediately surrounding the
development due to increased loads and “rat running tendencies”

The traffic report notes the following key points:
Brighton Road and Ocean Boulevard
- This intersection will require an upgrade to cater for the volumes which are
anticipated to use the intersection in 2021 - irrespective of the proposed land
rezoning
-

The provision of traffic lights to this junction to be considered independent of the
development as well as considering alternative traffic management options to
improve safety.

Capacity of road network
– Generally happy with the indicative layout adjustments and that the existing road
network has adequate capacity for the new load.
Access to public transport is good
Walking and cycling networks to be enhanced and catered for
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The following questions arise:
-

-

Given the traffic controls/upgrade to Scholefield Road/ Ocean Boulevard are not
triggered by the development; when will the upgrade be undertaken by DPTI?
Will clubhouse road link to Ocean Boulevard be signalized?
Does the report make reference to the issues raised by the City of Holdfast Bay
Integrated transport strategy, in particular the “rat running issues”?
Does the report take into account the most limited alternatives for traffic movement,
off the main roads?
Does the report and analysis take into account the Hove crossing grade separation
impact on flows?
Does the commercial development need to be restricted to servicing the local
neighborhood, rather than being a district attraction or facility with associated high
traffic loads?
What level of acoustic control will the development be required to employ regarding
traffic noise?
Will the local transport infrastructure and services be enhanced to support this
development?

Retail development
DPA States: Neighbourhood level retail facilities can be justified on the subject land, in combination
with other community facilities. Any negative impacts on existing centres within the region are likely to

be short term. Based on the Councils’ vision for the activity centre and for it to be at a
neighbourhood scale, it is proposed the centre be developed with up to 6,000 square metres floor
area for shops and 2,000 square metres floor area for other non-residential land uses.
As stated in the section “zoning plan comparison” this vision seems to be under threat.

We reviewed the DPA (particularly Investigations 3.2.5 Retail Analysis), and the accompanying
reports (by LocatIQn, and Deepend), and accessed current ABS data.
We are not opposed to the inclusion of a local and neighbourhood activity centre (NAC), but have
concerns about its scale, location, viability and impact on existing retail offerings. In particular, we
believe that many of the assumptions and assertions in the two Retail Assessment Reports (are
significantly flawed, making the proposed NAC problematic.
In particular:






Both reports were written in 2013. Much has changed in the retail landscape and with shopping
habits (eg on-line shopping; home delivery) since then.
The Deepend report discredits much of and raises some considerable doubts about the LocatIQn
report.
The reports are supermarket oriented. No real evidence is offered to support a mini-major tenant
or speciality shopping. There is no reference at all to a medical centre
There are clear errors of fact eg “the nearest full line supermarkets (are) 4.5 kms away at Marion
Westfield and Hallett Cove”.
The basic principle supporting a full service supermarket (the “trade area”) is fundamentally
flawed. It shows over 60% of shoppers north-east of the proposed development ie on the
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opposite side of Brighton Road (a major barrier to east-west travel; and within the trade areas of
the existing strong supermarkets and centres at Marion, Seacliff Park on Seacombe Road, and the
new supermarket developments by Woolworths (3700m2) and Foodland at Brighton (3,000m2).
The two recent Brighton Developments have combined estimated annual sales in excess of
$70million. That, plus sales at Marion and Hallett Cove, suggest that the “supermarket spend” for
the neighbourhood is already fully accounted for – there is no opportunity for any additional
offer.
All surrounding Supermarkets are members of strong retail groups with significant marketing
resources. They will continue to market aggressively into the Marino/Seacliff area. Furthermore,
they have gathered sufficient inertia and established shopper loyalty. To suggest that a significant
number of shoppers will change their habits to support a new centre, defies retail analysis
precedents
Apart from supermarkets, speciality shopping is already over supplied in the local area. Vacancies
at Brighton Central, Hallett Cove and Marion Centres, and along Brighton Road, coupled with
under market-rate rents being achieved by landlords in all but Marion, demonstrates that there is
limited scope for any new speciality shopping
There are a number of vacant tenancies within the nearby centres and along Brighton road, and
at Hallet Cove, indicating an over supply
Demograhics, topography, poor local public transport (other than the railway) and long
established travel habits, all combine to make the local area car–oriented. Best practice Retail
Research shows, when people begin their car journeys under these conditions, it is easy for them
to by-pass local shops to continue on to bigger centres. Many local residents exit the area by
alternative routes to Scholefield Road ie they do not pass by the proposed development. These
have become entrenched habits, and are likely to increase. To assume that the Development will
have a “passing trade” is spurious
The undulating topography to the south and west inhibits pedestrian or cycling; and the railway
line inhibits vehicular and other movement from the west.
Re the proposed Medical Centre: we note that Specialist Centres and GP clinics are now
established on Brighton Road, Seacombe Road, at Marion and Hallett Cove. A GP clinic previously
operated on the Corner of Brighton Road and Arthur St, was unviable.

In conclusion: The Retail Studies attached to the DPA are both outdated, narrowly focussed and able
to be challenged. More recent retail analysis suggests that a supermarket is unlikely to be attracted
to the site, and therefore associated retail and other services will not follow. Similarly, a medical centre
seems unviable.
Given the serious questions on the viability of the NAC



The DPA should be adjusted to reduce the Zone to a more appropriate and viable scale ?
What other development will be constructed in the proposed NAC zone?

Environmental noise and vibration
DPA States: A combination of factors such as setbacks, acoustic barriers, siting, design and
materials used in construction, can provide a suitable amenity for sensitive development in proximity
to likely noise and vibration sources. The relocation of the Quarry haulage road to the south-east of
the area affected has removed the potential for noise and vibration impacts caused by Quarry truck
movements.
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The assertion about the haulage road is only partially correct. There will still be an operational need
for Boral trucks to travel north via Brighton Road for local deliveries – this development at least!
With the lack of a current viable link to the southern expressway off Majors Road from Lonsdale
Road, it is likely that the number of HGVs will continue to use Ocean Boulevard and this coupled with
the potential signalised junction ( or other) with Scholefield Road will add to the potential; traffic
noise.


This should be considered in the analysis here and in the traffic report?

Air quality
DPA States: Data suggests that the Linwood Quarry is not significantly impacting on the local
particulate (PM10) count. The relocation of the Quarry haulage road to the south-east of the area
affected has removed the need for specific amelioration measures to be applied to the subject land in
relation to dust issues.

Again whilst the above measure will improve the current impact from the haulage road.
The association has received a copy of a submission from a local resident about the DPA “long term
health effects of low-level silica dust exposure to resident populations adjacent to the
Linwood Quarry” which highlights an ongoing concern in the community regarding the
impacts of dust. The report in the DPA does not really address these concerns. It is worth
noting that these concerns have been raised directly with Boral as part of their mine
expansion application. The adequate resolution and management of this major issue will
be a big determinant for the success of the development. It is very likely that prospective
residents will check out the local area and seek assurances on the quarry impact.


How closely has the issue of silica dust been reviewed as part of the study?

Linwood Quarry
DPA States: An average of five complaints per year are received in relation to dust, noise, vibration,
etc. from the wider area. As occurs currently, the quarry activities will still be required to meet relevant
legislative requirements into the future. The relocation of the adjacent haulage route will negate the
need for specific amelioration measures to be applied to the subject land.

The presence of the Quarry, a mine, adjacent a residential area is a fairly unique juxtaposition. With
that comes many challenges. On the face of it 5 formal complaints doesn’t sound like many. Any
assessment of the potential impacts on current and future residents should take into account the
current consultation process regarding the mines expansion to the east. There have been many
submissions on this matter which are currently being assessed and responded to by Boral.
It is true that Boral have improved their practices and have invested in mitigation measures that
have seen them awarded accolades from their industry peers. There is a certain resignation in the
community to the impacts, which we all endure, many in silence. However as noted in the above 2
sections there are impacts and serious concerns about the long term health impacts of dust.


Given a doubling of the population to the north of the quarry, and the expansion of the
mine does Council believe the studies conducted are adequate for the purposed of the
DPA?
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Flora & Regulated trees
DPA States: Vegetation within the subject land was described as being in very poor condition and
dominated by exotic flora species, both planted and established. Declared weeds were common and
widespread throughout the site. More recent site clearance works have removed much of this
vegetation.
DPA States: Subsequent to the preparation of the tree assessment report, 7 Regulated trees in poor
condition and/or central to the development site have been removed as part of site clearance works.
The 5 Regulated trees on Council owned land have been retained. The removal of any further
Regulated/Significant trees would be the subject of a further assessment/approval process

The report notes that there are 2 regulated trees, a red gum and tuart gum, and one significant tree,
being a red gum, in the subject area. (Refer map page 15, descriptions page 17) As they are in the
area still occupied by Boral. The DPA should ensure that they remain and are protected.
Recommendations don’t mention the regulated trees, but does mention that if required,
appropriate stockpile areas be located where no clearance of native vegetation will be required.
Clearly despite some value of the remnant vegetation, much of it has been removed. So the focus of
the DPA should be to ensure that the future landscaping includes an appropriate “local” biodiversity
response and that adequate space be made available and viable for significant plantings including
advanced species of trees.



The Councils should provide clearer guidance for the developer for this specific site
beyond the general policy provisions for Flora and Fauna, including consulting with
state and local groups on suitable sustainable biodiversity?
The Councils should provide clear provisions for the remaining protected trees as part
of the DPA

Aboriginal and other heritage
DPA States: There are no registered sites or objects, or items of State, Local or contributory
significance, on the land or in proximity.


Whilst there is nothing registered for the site will the council via the DPA ensure that
there is support for interpretive elements within the development to honour and reflect
the history of this area and local industrial history?

Social impact
DPA States: The site is currently viewed as a ‘blight’ on the area and a barrier for the transition of
people throughout the area. The proposed development is considered to have great potential to
address any shortfalls in amenity and lifestyle choice for incoming residents and the surrounding
communities and therefore have significant positive social impacts.
Whilst the above is a potential outcome, several of the preceding commentaries on the DPA will
clearly impact on the success of this assertion. Given the significant impacts of this development it is
noteworthy that the level of consultation and engagement with the community has been minimal,
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despite the clear messages to both Councils and the developer that the community is very keen to
be involved in the process.

From the report:
key staff at both Councils, desk-top research of key factors undertaken and, where necessary, ‘spot
checking’ of significant factors was also undertaken.
Why no reference to the local community?
While there was potential for some families to locate here, that was considered to be a clear minority.
These forms of residential product are aimed more at singles, couples and an older demographic,
rather than having a family orientation.

Why are "family" options not being considered. The 150 blocks will be for sale and as such could
attract families.....or future families?
Provision of community services and infrastructure at both the regional and district levels would be
able to absorb the additional needs of the incoming population.
Has this has been fully tested?
Positive impact factors
Increased employment opportunities during construction and in retail activities.
The opportunity for additional community facilities and services (i.e. a community centre/hub,
recreation/open space, GP services, child care centre).

This is a very generic comment. Should there be real analysis of the local area in terms of needs and
capacity now and in the future?
Space for celebrating community. The development can offer spaces to accommodate events and
activities that help celebrate and build community.

Again the concepts do not reflect this, in particular there Is not real sense of the public “plaza” in the
supporting concepts?
Ongoing cooperative working. The rezoning process has promoted a productive, cooperative working
relationship between the two Councils and there is opportunity for this to increase, to the benefit of
ratepayers.

Whilst the councils have made a good effort and have engaged freely with the Association, the
developer has failed to engage with the community. Should the report make recommendations
about how the community, most impacted by the proposal, can be engaged in the process??
“Increase the supply of affordable housing through the provision of 15 per cent affordable housing in
all new significant developments.

Again a generic statement. Should the report make recommendations regarding this provision based
on the specific site and location?
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Negative impacts
The two closest local schools are currently (in 2013) operating at or near capacity. Although the
predicted demographic will not generate a significant demand for school places it is possible that this
may constitute a low negative impact. Further to this comment, it is to be noted that with a build time
of some 6 – 10 years before reaching final population yields, potential impacts on school places can
be further considered in the interim.

The time lag is likely to be true, however the underlying assumption regarding ‘families” in the new
development and the whole area needs to be challenged. Our knowledge is that there has been an
increase in young families into the area. We believe the next Census will substantiate this. With the
housing options offered within the development there is great potential for older locals to downsize
and free up existing family housing in the area which could potentially accelerate the growth of
young families and hence demand for services like education?
Overall the report appears very superficial and supportive but doesn’t extend its analysis far enough
to reach a real conclusion on the social impacts.


Given the scale and impact of this development and the minimal level of
consultation/engagement conducted with the community, council and the developer
should undertake more research into the long term impacts via detailed modeling and
engagements to assess the true impacts of this significant change on the community
before approving the DPA?

Open space
DPA States: In-principle agreement has been reached between the proponent and the Councils on
key areas of open space and their support for stormwater initiatives and pedestrian/cyclist links within
the subject land and to adjacent networks. These requirements will be further developed at the
Development Application stage for land division and land use proposals where the design process is
more advanced.

This aspect has a significant impact on the amenity and character of the development. It is also of
significant interest to the community.


Will the detailed process include community consultation and indeed participation?

Conclusion
The overall concern is that whilst the community is keen to see this land developed and
acknowledge the commitment of the developer and councils to deliver the project. Due to
the complexity and the sheer quantity of technical information (some out of date and
incomplete), the ability to fully understand the scope is diminished. Further, the limited
level of community engagement, concern that the outcome will not deliver on the promise
and adversely impact on the level of amenity, all create a lack of confidence.
It is clear that there are still more questions than answers. Given how long this DPA has
been in process, the community and the process is again under pressure, possibly due to the
potential impacts of the new Planning Design Code roll out.
This is too important to rush. Please take our submission as a request for better,
accessible information for the community and more active engagement in this important
project.
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