ADELAIDE HILLS COUNCIL
ORDINARY COUNCIL MEETING
Tuesday 8 August 2023
AGENDA BUSINESS ITEM

Item: 12.1

Responsible Officer: Deryn Atkinson
Manager Development Services
Development & Regulatory Services

Subject: Stirling Golf Course Redevelopment by Mount Lofty Golf Estate
Pty Ltd 35 Golflinks Road Stirling (declared as a Major
Development and described as Mount Lofty Golf Resort)

For: Decision

SUMMARY

This report provides details of the development proposal by Mount Lofty Golf Estate Pty Ltd to
redevelop the Stirling Golf Course as the Mount Lofty Golf Resort. The proposal includes the following
elements:

a) the construction of tourist accommodation in a new hotel building and private retreats (pods);

b) new clubhouse facility and pro-shop, administration areas and change rooms;

c) retention and improvements to the 18-hole golf course;

d) conservation works and adaptive reuse of a local heritage place to accommodate a
multipurpose café, retail and function space;

e) car parking in the order of 200 spaces in two parking areas;

f) tree removal (including native vegetation) and associated landscaping; and

g) subdivision of the one allotment into 3 allotments

The Minister of Planning declared the development to one that was to be assessed under the Major
Development Assessment Pathway on 17 December 2020. The Minister’s delegate has advised Council
that a Development Report (DR) has been prepared and released for public comment from 5 July 2023
to 16 August 2023. Adelaide Hills Council, as the Council in which the development is proposed has
been invited to provide comment on the DR in the assessment process. A planning report (refer
Appendix 1) has been prepared about the proposal following consultation with relevant internal
departments with recommended comments for the consideration of the elected Council before a
formal response to the Minister of Planning is prepared by the CEO.

The main concerns about the redevelopment is the inadequacy of the current form of Golflinks Road
and the intersection of Golflinks and Carey Gully Roads to manage traffic and pedestrian movement
associated with the proposed resort in a safe manner and the impact of traffic movement will have on
the amenity of the locality for local residents. There is a need to assess the potential impact of
infrastructure upgrades, service provision upgrades and construction access associated with the
development on roadside vegetation health and sustainability. Infrastructure upgrades may include
the need for road widening, verge treatment, intersection works and upgrades to the existing access
and egress for the Golf Course Resort, underground trenching for new service provisioning and
construction access for heavy machinery, should the development be approved. Other concerns relate
to the existing waste system capacity to manage the additional loads from the development and the
level of native vegetation clearance required for the scale of the development to manage bushfire risk
in a high risk bushfire prone area, and construction impacts upon residents along Golflinks Road.
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Land division also forms part of the proposal for purposes of tenure and commercial lease
arrangements. There are concerns that the sub-division is for purposes of selling the land rather than
lease arrangements and the potential for this to be contrary to the existing Proclamation under s61 of
the former Planning and Development Act 1967. It is understood that there is a separate statutory
process for varying or revoking Proclamations and this would only occur if the proposal is granted
Planning Consent.

The development will be assessed by the State Planning Commission against the development
guidelines established and the Development Report has been prepared in response to these. At this
stage the proposal is in the consultative phase and once all feedback is received, the applicant will
respond with a Response Document before it is submitted to the State Planning Commission for a
recommendation to the Minister for Planning. The Minister for Planning is the final decision authority
for major development. The Minister for Planning is the decision authority for applications to vary or
revoke Proclamations restricting further land division, as part of separate statutory processes that
involve Cabinet and Executive Council deliberations.

RECOMMENDATION

Council resolves:
1. That the report be received and noted.

2. To delegate to the CEO and Mayor to lodge a submission in response to the Development
Report including a letter of response to the State Planning Commission/Department for Trade
and Investment outlining the comments of Council and Council Assessment Panel, with a copy
of the staff planning report (Appendix 1) in relation to the Mount Lofty Golf Resort by 16
August 2023, with the Council submission to highlight its and its communities concerns
regarding the following in particular:

a. Golflinks Road is not considered suitable as the main traffic entrance to the
development site given the increased number of vehicles, size of vehicles, current
sightlines and current road width which is limited by topography and native
vegetation, as well as the risks to all persons in the event of evacuation for a fire or
other reason and pedestrians/cyclists. Noting that the Council has commissioned an
independent traffic study/assessment which will be provided to the State Planning
Commission as soon as it is received.

b. Loss of significant amount of native vegetation without inclusion of a revegetation
plan that looks to increase native vegetation plantings on the site.

c. Stormwater management of additional water into Cox Creek which is already above
capacity during rain events.

d. Wastewater disposal may not be viable in Council’'s CWMS system without
significant upgrades to the infrastructure.

e. Proposal to subdivide the land to separate out the golf course & club,
accommodation building and Perfumery/function centre to enable lease
arrangements.

f. Existing gazettal notice registered on the title that prohibits land division to ensure
protection of the open space.

g. Visual amenity of the local residents with the scale of the buildings and separate
pods, particular concerns about light spill at night.

3. To authorise the CEO to make any changes to the staff planning report (Appendix 1) as may be
required prior to the date of lodgement.
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1. BACKGROUND

Subject Land
The 39.9 hectare site at 35 Golflinks Road Stirling currently features an 18-hole golf course

with associated Stirling Golf Club facilities and car parking and a five room motel. The site
also includes a local heritage listed place described as the cottage and previously used as the
Scent Factory. Cox Creek runs west to east through the middle of the property. Additionally,
the allotment accommodates a large dam and a dense cover of native vegetation. Part of the
allotment, along with the unmade Davenport Road also forms part of the Heysen Trail.

The site has multiple road frontages which include Old Carey Gully Road, Golflinks Road,
Range View Drive as well as the unmade Davenport Road, all of which are under care and
control of the Council. The primary access to the site is gained via the eastern portion of
Golflinks Road near the intersection with Hoylake Avenue.

Zoning/Overlays

Recreation Zone (currently as identified in the Planning and Design Code).

Public Purpose Zone and Recreation and Sports Area (previous zoning in the Adelaide Hills
Council Development Plan).

High risk bushfire prone area.

Environment Food Protection Area (land division for residential purposes not permitted by
legislation).

Development Proposal

The development project by Mount Lofty Golf Estate Pty Ltd proposes construction of a 5
level tourist accommodation (hotel) building comprising 56 hotel suites, 15 two bedroom
serviced apartments, 15 three bedroom serviced apartments and 2 penthouse serviced
apartments, 17 private retreats (pods), 5 level golf course and guest facilities building
(ancillary bar, gymnasium, multipurpose function rooms, restaurant, café and wellness
centre), together with associated car parking, landscaping, subdivision of land (1 into 3), tree
and native vegetation removal & retention of the 18-hole golf course with improvements.

A more detailed breakdown of the proposal includes:

e Construction of tourist accommodation (hotel) building ranging between 3 and 5 storeys
in height and comprising 56 hotel suites, 15 two-bedroom serviced apartments, 15 three
bedroom serviced apartments and 2 penthouse serviced apartments with back-of-house,
plant storage and maintenance areas, function room, restaurant and external terrace,
sports bar, gallery, café and wellness centre and associated car parking.

e 17 private retreats (pods) and 1 back of house service pod.

e Adaptive reuse of the Local Heritage Perfumery building as a retail, café and
multipurpose function space.

e Construction of golf course facility building ranging between 2 and 5 storey in height and
comprising function facilities, cart storage and clubhouse, pro-shop, administrative area,
gym and change rooms and associated car parking.

e Two large on-site car parking areas incorporated within the two buildings to provide a
combined 200 parking spaces.

e Retention of the 18-hole golf course with improvements and reconfigurations.
e Stormwater detention basin, creek, and lake restoration activities.

e Construction of entry wall and new entry signage at the existing Golflinks Road entry.
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e Subdivision of existing allotment 53 of 39.9 hectares into 3 allotments for the
development lease/operation arrangements as follows.

o Proposed allotment 531 of 38.4 hectares will contain the 18-hole golf course.

o Proposed allotment 532 of 9924m? will contain the tourist accommodation
building and pods.

o Proposed allotment 533 of 5056m? will contain the golf club and associated
facilities.

o Subdivision is proposed to occur as a very last stage of the proposal once all the
construction work has been completed.

e Native Vegetation removal.

Major Development Declaration and Process

The Minister for Planning and Local Government declared that the proposed development
was to be assessed as a Major Development pursuant to Section 46 of the Development Act
1993 on 17 December 2020. Major development due to their nature, scale and extent of the
potential impacts have economic, social or environmental importance to South Australia and
follow a major development/environmental impact assessed pathway. Major developments
are assessed against a bespoke set of development guidelines which are developed based on
the expected impacts for, and endorsed by the State Planning Commission. The development
will be assessed by the State Planning Commission against the development guidelines
established. The Development Report for the Project has been prepared by the Applicant in
response to the Development Guidelines (refer Appendix 3. The State Planning Commission
will assess the development in its final form and make a recommendation to the Minister of
Planning. The Minister for Planning is the final decision authority for this development.

Currently the development assessment is in the consultative phase and the development
proposal has been released for public consultation and for comment by Council and State
agencies. Council has been provided with the opportunity to provide a response.

Council Assessment Panel

A copy of the staff planning report and the Development Report for the Mount Lofty Golf
Resort with appendices will also be presented the CAP at its meeting on 9 August 2023, as an
information report. Comments of the CAP members will be sent as a separate letter to the
State Planning Commission should the CAP wish to express a view on the major development
as part of the public consultation process..
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2. ANALYSIS
> Strategic Management Plan/Functional Strategy/Council Policy Alignment

Strategic Plan 2020-24 — A brighter future

Goall A Functional Built Environment

Objective B2 Preserve and enhance the unique character of the Hills for current and
future generations

Priority 2.3 Proactively work with developers to ensure that built form

complements or enhances existing local character whilst preserving the
character and amenity of our towns, historic buildings and scenic
environment

Council via its strategies, policies and development assessment functions has a key role to
play in preserving and enhancing the character and amenity of the Adelaide Hills.

> Legal Implications

The then Minister for Planning and Local Government declared that the proposed
development was to be assessed as a Major Development pursuant to Section 46 of the
Development Act 1993 on 17 December 2020.

The major development pathway is reserved for major projects of economic, social or
environmental importance to the State. The applicant is required to prepare a detailed
impact assessment in the form of a Development Report (DR). The DR must consider and
respond to assessment guidelines prepared for and endorsed by, the State Planning
Commission for this specific development. These guidelines are bespoke but have regard to
the previous Development Plan and the Planning and Design Code for the Zone. The
development is assessed against the development guidelines.

Pursuant to Section 46D(5)(a) of the Development Act and Regulation 63E(b) of the
Development Regulations 2008 the development proposal has been referred to Council for
the opportunity to provide comment by 16 August 2023. State Agencies, including SA Water,
the EPA, CFS, and the Native Vegetation Council and also the Government Architect and
Council are referral bodies invited to comment on the proposal.

> Risk Management Implications

A key component of major development assessment is preparation of a detailed impact
assessment by the applicant, in the form of a Development Report (DR). This DR needs to
respond to the assessment guidelines endorsed by the State Planning Commission.

A lot of research and time is invested in the preparation of the assessment guidelines by State
Planning to address the expected environmental, social and economic effects of the
proposed development. Referral to the local Council and State agencies is undertaken
simultaneously with public consultation for the community to allow formal comment from
Council on development.
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Not all information required by Council to appropriately assess the impact of the
development is included in the Development Report and therefore the Councils ability to
fully assess the impacts of the development is limited to the information currently available.

The submission detailing the information that has not been clarified or provided and
concerns raised by both Council Elected Members and Administration and the Community
will assist in mitigating the risk of:

Insufficient information provided to Council to enable a thorough understanding of
infrastructure and community impacts leading to an inappropriate form of development that
does not adequately provide for require infrastructure and results in poor outcomes for both
the Council and its Community.

Inherent Risk Residual Risk Target Risk

Medium (3C)

To address this the major development process requires the Applicant to prepare a Response
Document on matters arising from the public notification, Council and State agencies. This
Response Document may result in amendments to the proposal. The Response Document
becomes publicly available and Council will be advised when this occurs. There is no further
public consultation opportunity in the process but State Planning do have some discretion
on whether consultation should be repeated where a proposal is considered to have been
significantly varied.

The process that a major development is required to address is the most rigorous level of
development assessment in South Australia and this process provides an existing control to
the risk that the development addresses the expected impacts. Council, State agencies and
the community providing comment and formal feedback on the development proposal
assists State Planning, the State Planning Commission and ultimately the Minister of
Planning, in gathering further information on all of the effects of the proposed development.
Following the consultative phase the Applicant is able to make amendments to the
development to address the responses received and to consider further management plans
to assist in mitigating the risk of impacts from the proposed development.

> Financial and Resource Implications

The review of the Development Report and preparation of the staff report is managed within
existing resources across the organisation.

The costs of preparing expert reports for a major development project is borne by the
Applicant.

Should the project be approved, unless an agreement exists with the Applicant, Council may

be pressured to undertake vegetation management and upgrades along Golflinks Road to
address community concerns which is unbudgeted.

Page 6



Adelaide Hills Council — Ordinary Council Meeting 8 August 2023
Sitrling Golf Course Redevelopment by Mount Lofty Golf Estate Pty Ltd — 35 Golflinks Road Stirling

> Customer Service and Community/Cultural Implications

The public consultation and public meetings were conducted by representatives of the
Planning and Land Use Services team of State Planning. The public meetings were held on
25 July 2023 and well attended by the community.

The Development Report includes a cultural heritage management plan framework to
address the impacts of the development construction on the cultural heritage of First Nations
People.

The construction management plan will detail how risks will be managed and the controls
that will be implemented during construction.

> Sustainability Implications

Economic Impact was a requirement of the guidelines developed for this development. This
analysis was undertaken by BDO who have the experience and expertise to undertake the
economic impact analysis. The report indicates a positive economic impact both during
construction and once operational however, Council’s Manager Economic Development
notes that a cost benefit analysis would have been a better process to understand the
development more holistically.

The Major Project Guidelines require a Social Impact Report to be prepared and included in
the Development Report. A separate Social Impact Report has not been prepared, rather
social impacts have been included throughout the report. This methodology has created
angst with the community as they have not been able to clearly see the social impacts of the
proposed development.

The Development Report includes a Landscape Plan, Tree Impact Assessment, Environmental

Heritage Impact Assessment, Ecological Flora and Fauna Assessment, Environmental Noise

Assessment, Construction Environmental Management Plan, Stormwater Management Plan,

Native Vegetation Clearance Data Report, and Integrated Water Management Plan which

talk to the very complex and considerable impacts on the environment as a result of the

proposed development. Despite the provided reports, there remains concern about the

impact of the proposed development on native vegetation, native fauna and stormwater

quality and management.

> Engagement/Consultation conducted in the development of the report

Consultation on the development of this report was as follows:

Council departments: Open Space & Arboriculture, Engineering, Community Wastewater
Management, Sport & Recreation, Economic Development,
Community & Cultural Development, & Local Heritage

Council Committees:  Not Applicable

Council Workshops: Update provided Council Workshop 11 July 2023

Advisory Groups: N/A

External Agencies: Native Vegetation Council
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Community: The Development Report (DR) was released for public comment from
5 July 2023 to 16 August 2023 and two public meetings conducted by
PLUS were held on Tuesday 25 July 2023

> Additional Analysis

At the time the proposal was declared Major Development, the Adelaide Hills Council
Development Plan was in effect. This has now been superseded by the Planning and Design
Code. The site has existing use rights as a golf course, clubrooms and tourist accommodation
(motel). The Recreation and Sport Policy Area of the Public Purpose Zone in the Development
Plan excluded tourist accommodation as an envisaged use. Envisaged uses were those for
public and private recreational activities and policies sought development of a high standard
of design that preserved native fauna habitats. The building heights envisaged were a
maximum height of 10m. The Public Purpose Zone sought development that was sensitive to
the natural environment, that was sited unobtrusively and which was available for public use
or of social benefit to the community otherwise. Landscaping was considered to be an
important aspect of development. The project exceeded guidelines in the Development Plan
and land division for the commercial lease arrangements would have been a non-complying
form of development.

The Adelaide Hills Council Development Plan has now been replaced with the Planning and
Design Code. The land is now located within the Recreation Zone. The intent of the Zone is
very similar to that of the Development Plan, and a range of accessible recreational facilities
and associated uses are envisaged. The range of elements in the Mount Lofty Golf Resort are
commonly associated with golf course developments and broadly accord with the Desired
Outcome for the Zone, as the development proposes to retain and upgrade the 18-hole golf
course. The adaptive reuse of the former Perfumery building as a local heritage place as a
multipurpose café and function space also accords with the concept of being ancillary to the
primary purpose of a recreational facility. On balance it is considered that the uses in this
proposal are an expansion of the existing uses at a large scale. They will provide an integrated
recreational and commercial facility for the community and visitors to the region but there
are expected impacts of a development of large scale, which are exacerbated in the high
bushfire prone environment of the locality.

The built form has generous set-backs from boundaries and the new multi-storey buildings
are nestled within the allotment and clustered primarily in the area where the existing
clubrooms and associated facilities are located. The structures are proposed to be well
separated from all allotment boundaries with the setback from Golflinks Road in the order of
180m. Whilst numerically the buildings appear large in bulk and scale, they will not present
significant visual impacts from public realm or any of the neighbouring properties.
Additionally, the proposed tourist pods and café within the Local Heritage Place are of a small
scale and will have no visibility from outside of the site. Considering the levels of the land
where the buildings are proposed relative to Golflinks Road, the distance of the buildings
from the boundaries and vegetation cover, the overall bulk and scale of the buildings will
present minimal visual amenity impacts for the locality. However the local heritage adviser
has recommended that some aspects of the proposed works to the perfumery building
should be reviewed and amended.

The main concerns about the redevelopment is the inadequacy of the current form of
Golflinks Road and the intersection of Golflinks and Carey Gully Roads to manage traffic and
pedestrian movement associated with the proposed resort in a safe manner and the impact
of traffic movement will have on the amenity of the locality for local residents. There is a
need for Council to assess the potential impact of infrastructure upgrades, service provision
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upgrades and construction access associated with the development on pedestrian safety,
roadside vegetation health and sustainability. Should the development be approved,
infrastructure upgrades may include the need for road widening, verge treatment,
intersection works and upgrades to the existing access and egress for the Golf Resort,
underground trenching for new service provisioning and construction access for heavy
machinery. It is understood that general construction worker access and heavy vehicle
access is intended to be from Old Carey Gully Road. Council staff have commissioned an
independent traffic study/assessment which will be provided to State Planning for their
consideration as soon as it is received.

Council’s Civil Services team consider the offsite works would necessitate negotiation of an
Infrastructure Agreement with bonding to be entered into.

Furthermore, it is considered there is a gap in the tree assessment reports which only
consider the impact upon on-site vegetation. There is general concern with the level of native
vegetation clearance required for this scale of development in a high bushfire prone
environment. This environment also means there are additional impacts for evacuation of
tourist facilities on high bushfire risk days. As the site is likely to have high usage during the
bushfire season it is recommended that the Applicant give further consideration to the
appropriateness of Golflinks Road in the bushfire survival plan if there continues to be no
upgrade of the road as part of the proposal.

Should any work outside of the site be proposed that impacts Golflinks or Old Carey Gully
Roads a shared path is considered important to allow for safe and unrestricted shared travel
for pedestrians and cyclists. Alternatively, the developer might consider the use of their land
for community access (shared use path) should road widening not allow for additional
pedestrian/cycle infrastructure. This would also benefit the broader trail linkages that exist
within the locality (the Heysen Trail & Pioneer Women’s Trail) and provide connection to
Mount George Conservation Park. Such linkages could be an added attraction of the resort
as a destination in the Adelaide Hills.

Other concerns relate to the existing waste system capacity to manage the additional loads
from the development. The Response Document is expected to address this once the
comments of SA Water are received as part of the current consultation phase.

There are concerns that the sub-division is for purposes of selling the land rather than lease
arrangements and the potential for this to be contrary to the existing Proclamation under
s61 of the former Planning and Development Act 1967. It is understood that there is a
separate statutory process for varying or revoking Proclamations and this would only occur
if the proposal is granted Planning Consent.

Council consider there are a number of conditions that need to be included should the

development be granted Planning Consent. These recommended conditions are included in
the Planning report from Council staff, in Appendix 1.
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> Conclusion

Despite the benefits of such a proposal, Council is concerned of the lack of clarity supplied in
the assessment documents. Further details allowing Council staff to review matters including
but not limited to road upgrades, waste management and biodiversity impact would have
been beneficial in order for staff to provide more informed comments.

In particular, Golflinks Road is currently a minor local road which is suited to the current
intensity of the golf course. Council hold substantial concerns regarding increased traffic
flows on Golflinks Road and hold the view that significant upgrades are required to this road
should the development proceed. Upgrades to this road need to be reviewed including
impacts that a road upgrade will have to vegetation on the road verge and impacts to
Community Wastewater Management System infrastructure.

The extent of vegetation removal, details of off-site public road upgrades, waste
management and impact upon the existing Community Wastewater Management System
are serious concerns that require further investigation.

Council should include in its response the request for an opportunity to engage further with
the State Planning Commission after the release of the Response Document from the
Applicant in due course.

3. APPENDICES

(1)  Planning Report & Council Local Heritage Referral Response

(2) Development Report - Mount Lofty Golf Resort Project

(3) Appendix A of Development Report - Guidelines

(4)  Appendix B of Development Report — Detail survey

(5) Appendix C of Development Report — Plan of subdivision

(6)  Appendix D of Development Report — Architectural drawings

(7)  Appendix E of Development Report — Landscape plan

(8)  Appendix F of Development Report — Economic analysis

(9) Appendix G of Development Report — Tree impact assessment

(10) Appendix H of Development Report — Sustainability strategy report

(11) Appendix | of Development Report — Traffic and access impact statement

(12) Appendix J of Development Report — Waste management and minimisation plan

(13) Appendix K of Development Report — Geotechnical investigations

(14) Appendix L of Development Report — Design Statement

(15) Appendix M of Development Report — Environmental heritage impact assessment
report

(16) Appendix N of Development Report — Cultural heritage management plan framework

(17) Appendix O of Development Report — Ecological flora and fauna assessment

(18) Appendix P of Development Report — Hazard management plan

(19) Appendix Q of Development Report — Bushfire survival plan

(20) Appendix R of Development Report — Environmental noise assessment report

(21) Appendix S of Development Report — Services infrastructure summary

(22) Appendix T of Development Report — Construction environmental management plan

(23) Appendix U of Development Report — Stormwater management plan

(24) Appendix V of Development Report — Bushfire attack level (BAL) assessment

(25) Appendix W of Development Report — Letters of support

(26) Appendix X of Development Report — Operational environment management plan

(27) Appendix Y of Development Report — Bushfire management strategy

(28) Appendix Z of Development Report — Native vegetation clearance data report
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(29)
(30)
(31)
(32)
(33)
(34)

Appendix AA of Development Report — Renders of the proposed development
Appendix BB of Development Report — Heritage impact statement

Appendix CC of Development Report — Certificate of title

Appendix DD of Development Report — Integrated water management plan
Appendix EE of Development Report — Perfumery landscape plans

Appendix FF of Development Report — Perfumery detail survey
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Planning Report & Council Local Heritage Referral
Response




COUNCIL STAFF PLANNING REPORT

Applicant: The Mount Lofty Golf Estate Pty Ltd | Landowner: The Mount Lofty Golf Estate Pty Ltd

Agent: Matthew King-URPS Originating Officers: Doug Samardzija & James
Booker

Development Application: 21/444/473

Application Description: Redevelopment of the Stirling Golf Club — which includes:

a) the construction of tourist accommodation in a new hotel building and private retreats (pods);

b) new clubhouse facility and pro-shop, administration areas and change rooms;

¢) retention and improvements to the 18-hole golf course;

d) conservation works and adaptive reuse of a local heritage place to accommodate a
multipurpose café, retail and function space;

e) car parking in the order of 200 spaces in two parking areas;

f) tree removal (including native vegetation) and associated landscaping; and

g) subdivision of the one allotment into 3 allotments

Subject Land: Lot:53 DP:59212 CT:5891/805 General Location: 35 Golflinks Road Stirling

Attachment - Locality Plan

Assessment: GUIDELINES set by State Zone/Policy Area: Recreation Zone under the
Planning Commission, March 2022 PDI Act

Public Purpose Zone and Recreation and Sports
Policy Area under the Development Act 1993.

Form of Development: Site Area: 39.9 hectares
Major Development

Public Notice: Representations Received: N/A
Formal public consultation occurs between 05
July 2023 and 16 August 2023. Representations to be Heard: N/A

Notice was published in both The Mount
Barker Courier and The Advertiser on 05 July
2023.

EXECUTIVE SUMMARY

The application involves the redevelopment of the Stirling Golf Club — which includes:

a) the construction of tourist accommodation in a new hotel building and private retreats (pods);
b) new clubhouse facility and pro-shop, administration areas and change rooms;

c) retention and improvements to the 18-hole golf course;

d) conservation works and adaptive reuse of a local heritage place to accommodate a
multipurpose café, retail and function space;

e) car parking in the order of 200 spaces in two parking areas;
f) tree removal (including native vegetation) and associated landscaping; and

g) sub-division of the one allotment into 3 allotments.
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The subject land is located within the Recreation Zone as identified in the Planning and Design
Code. It was previously located within the Public Purpose Zone and Recreation and Sports Policy
Area as identified in the revoked Adelaide Hills Development Plan. On 17 December 2020, the
Minister for Planning and Local Government declared that the proposed development is to be
assessed as a Major Development pursuant to Section 46 of the Development Act 1993.

The Major Development assessment pathway is considered the most rigorous level of
development assessment in South Australia and is reserved for major projects of economic, social
or environmental importance to the State. Major Developments cannot be properly considered
under existing assessment pathways (such as an assessment under the Development Plan or the
Planning and Design Code), due to the nature, scale and extent of their potential impacts; where
the effects of those impacts are unknown or more uncertain, or in situations where the
environment is considered sensitive. The State Planning Commission (SPC) is responsible for
setting the level of assessment required with the potential for it to fall within 3 different
categories. These categories are Environmental Impact Statement (EIS), Public Environmental
Report (PER) or Development Report (DR). In this instance SPC determined that the proposal’s best
fit was within the Development Report assessment pathway due to nature and scale of the issues
which needed to be considered.

The Department for Trade and Investment - Planning and Land Use Services have advised that the
public consultation period for the development is between 5™ of July 2023 and 16 August 2023.
Adelaide Hills Council has also been invited to provide comments on the Development Report (DR)
Pursuant to Section 46D(5)(a) of the Development Act 1993 and Section 63E(b) of the
Development Regulations 2008, with comments due within the same timeframe allowed for
notification.

Council’s administration has undertaken a thorough review of the documentation provided and
formally consulted with all the relevant departments and stakeholders within Council. The report
below has been structured to provide commentary on the following matters:

e General description of the proposal.
e Description of the subject land and the locality.

e Planning commentary which includes outlining the role of planning policies in the process,
describing the relevant zoning policies under the revoked Adelaide Hills Council Development
Plan and the current Planning and Design Code policies, including relevant policies of the
Recreation Zone.

e Detailed review and comments/concerns from relevant Council Departments which include
Open Space Team, Community Waste Management, Economic Development/Community
Capacity, Local Heritage, Community & Cultural Development, Engineering Department and
Sports and Recreation.

e A list of matters still to be adequately addressed and recommended conditions that relevant
department deemed appropriate should the proposal be approved.

DESCRIPTION OF THE PROPOSAL

The purpose of this application is construction of a 5 level tourist accommodation (hotel) building
comprising 56 hotel suites, 15 two bedroom serviced apartments, 15 three bedroom serviced
apartments and 2 penthouse serviced apartments, 17 private retreats (pods), 5 level golf course
and guest facilities building (ancillary bar, gymnasium, multipurpose function rooms, restaurant,
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café and wellness centre), together with associated car parking, landscaping, subdivision of land (1
into 3), tree and native vegetation removal & retention of the 18-hole golf course with
improvements.

A more detailed breakdown of the proposal includes:

e Construction of tourist accommodation (hotel) building ranging between 3 and 5 storeys in
height and comprising 56 hotel suites, 15 two-bedroom serviced apartments, 15 three
bedroom serviced apartments and 2 penthouse serviced apartments with back-of-house,
plant storage and maintenance areas, function room, restaurant and external terrace, sports
bar, gallery, café and wellness centre and associated carparking.

e 17 private retreats (pods) and 1 back of house service pod.

e Adaptive reuse of the Local Heritage Perfumery building as a retail, café and multipurpose
function space.

e Construction of golf course facility building ranging between 2 and 5 storey in height and
comprising function facilities, cart storage and clubhouse, pro-shop, administrative area, gym
and change rooms and associated carparking.

e Two large on-site carparking areas incorporated within the two buildings to provide a
combined 200 parking spaces.

e Retention of the 18-hole golf course with improvements and reconfigurations.
e Stormwater detention basin, creek, and lake restoration activities.
e Construction of entry wall and new entry signage at the existing Golflinks Road entry.

e Subdivision of existing allotment 53 of 39.9 hectares into 3 allotments for the development as
follows:

o Proposed allotment 531 of 38.4 hectares will contain the 18-hole golf course,

o Proposed allotment 532 of 9924m? will contain the tourist accommodation building
and pods and

o Proposed allotment 533 of 5056m? will contain the golf club and associated facilities.

o Subdivision is proposed to occur as a very last stage of the proposal once all the
construction work has been completed.

e Native Vegetation removal

THE SUBJECT LAND AND PHYSICAL CHARACTERISTICS

The subject land is an undulating irregular shaped allotment of approximately 39.9 hectares
identified as 35 Golflinks Road, Stirling or Allotment 53 in Deposited Plan 59212 contained in
Certificate of Title Volume 5891 Folio 805.

The site has multiple road frontages which include Old Carey Gully Road, Golflinks Road, Range
View Drive as well as the unmade Davenport Road, all of which are under care and control of the
Council. The primary access to the site is gained via the eastern portion of Golflinks Road near the
intersection with Hoylake Avenue.

The site currently features an 18-hole golf course with associated Stirling Golf Club facilities and
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car parking and a five room motel. The site also includes a local heritage listed place described as
the cottage and previously used as the Scent Factory. Cox Creek runs west to east through the
middle of the property. Additionally, the allotment accommodates a large dam and a dense cover
of native vegetation. Part of the allotment, along with the unmade Davenport Road also forms
part of the Heysen Trail.

The land is located approximately 2.5km north-east of the township of Stirling.

The land has an Open Space Proclamation registered on the Title to preserve the land as open
space and to prohibit the land being diving into allotments for any purpose not in keeping with its
character as an open space. The proclamation was made by the Governor of South Australia on 10
July 1975 under section 61 part VI of the revoked Planning and Development Act 1967. Even
though the Proclamation predates current legislation it remains in force under legislative
transitional provisions. Pursuant to S61(2) of the revoked Planning and Development Act 1967 the
owner of land can make application to vary or revoke the existing Proclamation. There is a
separate defined statutory process to vary or revoke an open space proclamation and State
Assessment staff advise it is a matter for the Minister for Planning to consider and action subject
to Cabinet and Executive Council deliberations but only once there is a decision on the proposal.

Statement Assessment staff have advised that the Proclamation was noted at the time the major
development declaration was made, but it was considered it did not prevent the major
development assessment being undertaken, nor a decision being made on the proposal.
Furthermore, they advise that many golf courses in the 1960s and 1970s have this Proclamation
but no new proclamations have been made since 1980. It is understood that one of the main
purposes of the proclamations on private land and the restriction of further sub-division was for
the assessment of rates and taxes that are based upon land valuation. There is a layer in SAPPA to
map their locations to assist with the assessment of facilities as they are redeveloped.

THE LOCALITY

The locality is defined by a mixture of allotment sizes and patterns with varying land uses. Both the
immediate and the wider locality are separated into three different zones all with varying
envisaged uses. Immediately to the south of the subject land along Golflinks Road and Old Carey
Gully Road is a cluster of residential allotments ranging in size between 800m? and 7000m?. These
allotments are in a Rural Neighbourhood Zone under the current Planning and Design Code
(formerly known as the Country Living Zone under the revoked Adelaide Hills Council Development
Plan). This zone predominantly anticipates residential uses. Immediately to the west and the
north are allotments in the Productive Rural Landscape Zone (formerly known as the Watershed
Primary Production Zone). These allotments vary in sizes and uses but are predominantly used for
either rural residential or primary production related activities. That being said, the allotment
immediately to the north and directly on the opposite side of Old Carey Gully Road contains the
Scouts SA Woodhouse complex. All the land immediately to the east of the subject land is Council
owned land which forms part of the Mount George Conservation Park and is located in the
Recreation Zone (formerly known as the Public Purpose Zone). All of these properties are
predominantly serviced by low volume Council owned roads, constructed and maintained at a
standard appropriate for the rural living zone and its uses.

The immediate locality is also defined by natural features which include water courses and dense
native vegetation, located on private allotments as well as Council road reserves and within the
Mount George Conservation Park.
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Within the wider locality to the west and south-west of the subject land is the suburb of Crafers.
Immediately to the south adjacent to the freeway is the suburb of Stirling. The majority of the
properties in these areas are of residential nature with a mix of commercial uses predominantly in
town centres and along the main streets of Crafers and Stirling. Further north of the subject land is
the suburb of Piccadilly whilst to the east is the suburb of Mount George. The majority of these
properties are used for rural residential or primary production related activities.

Other notable elements of the locality include the small cluster of local and state heritage listed
buildings on allotments immediately opposite the subject land on Old Carey Gully Road as well as
the South Eastern Freeway, which is approximately 375m south of the subject land.

PLANNING OVERVIEW
5.1 The role of planning policies in the process:

The Development Act 1993 requires the DR to state the consistency of the expected impacts of the
proposed development with the relevant Planning Policy and specific assessment guidelines
endorsed by the independent State Planning Commission (SPC). As a point of clarification, it’s
important to outline that at the time when the proposal was declared Major Development by the
Minister, the Development Act 1993 and Adelaide Hills Council Development Plan were in effect.
Since then, the Planning, Development and Infrastructure Act 2016 as well as the Planning and
Design Code came into effect.

To provide context of the locality and what is envisaged, the below commentary provides a
summary and a breakdown of the zoning policies under the revoked Adelaide Hills Council
Development Plan as well as the current Planning and Design Code for clarity on what the zoning
used to envisage under the previous planning system and how those policies transferred across
into current system.

5.2 Policy and zone intent under revoked Adelaide Hills Council Development Plan:

Under the revoked Adelaide Hills Council Development Plan the subject land was located in a
Public Purpose Zone and within the Recreation and Sport Policy Area. In the order of hierarchy for
assessment the policy area provisions were of higher priority than the zone provisions, and
provided more specific policies for that particular locality whilst, the zone policies considered a
wider locality. In this instance, the policy area objectives were seeking to accommodate
development for a range of sporting, recreational, entertainment, cultural and exhibition events
and associated spectator facilities with car parking within a landscaped setting. A multipurpose
sporting facility was envisaged for the policy area, which minimised impacts on nearby residents
and the locality.

Some of the envisaged uses for the Policy Area included childcare facilities, clubrooms associated
with sporting facilities, facilities for the use of tourists and visitors, indoor and outdoor recreation
facility, shop associated with the community club or services, spectator and administrative
facilities ancillary to recreation development, and playground along with a range of other uses
associated with community or recreational facilities. Notably the Policy Area excluded tourist
accommodation as an envisaged land use.

All the provisions of the policy area associated with uses envisaged encourages these to be
primarily for public and private recreational and community purposes. High emphasis is placed on
active multipurpose recreational activities with associated spectator facilities. All structures
designed for those uses were required to exhibit a standard of design which would enhance the
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visual attractiveness of the zone whilst ensuring the preservation of native fauna habitats.
Buildings were generally envisaged to a height of 6m whilst buildings associated with active indoor
recreational activities were anticipated to the height of 10m. Although the buildings proposed do
not include active indoor recreational uses, the 10m provision could be used as a guide. The
proposed building has a maximum height of 20.9m, well above the 10m provision for the Policy
Area. Despite this, the development provides generous setbacks, is located on the footprint of
existing buildings and includes significant variation of building height which adds visual interest.

The Public Purpose Zone envisaged development being primarily for public use or in the case of
private, being of social benefit to the community, whilst being sensitive to the natural
environment. Development was generally sought to be integrated in function whilst also being of a
scale compatible with existing buildings and the surrounding area whilst exhibiting high
architectural standard with associated landscaping to enhance the amenity of the locality. The
general uses envisaged included education facilities, community centres, recreation reserves,
conservation park tourist facilities, research facilities as well as facilities for the aged within certain
parts of the zone.

From a built form perspective, the Zone provisions envisaged development designed in such a way
that it was of a scale and situated in a location which was unobtrusive and did not detract from the
natural character. To achieve this, it was anticipated that buildings were located below the ridge
line and within a valley, were set well back from public roads and clustered where possible to
ensure that the majority of the site remained open in appearance. To further reduce the mass of
buildings, incorporation of variations in wall and roof lines and external materials of natural
colours to blend in with the natural and rural landscape were sought. High emphasis was also
placed on conserving natural features and on the inclusion of appropriate landscaping in the
design. As the proposed built form has generous set-backs provided, it is considered that the
general intent of the Appearance of Land and Buildings section of the zone is achieved.

It is also noted that the design of the buildings have been assisted by advice provided by the
Government Architect.

5.3 Policy and zone intent under the current Planning and Design Code:

Under the Planning and Design Code the subject land is located within the Recreation Zone. The
intent of the Zone is very similar to that of the Recreation and Sport Policy Area of the
Development Plan described above. The Desired Outcome of the Recreation Zone simply seeks a
provision of a range of accessible recreational facilities. This is further summarised by the first
Zone Performance Outcome which seeks development that is associated with or ancillary to the
primary purpose of structured, unstructured, active and or passive recreational facilities with the
corresponding Designated Performance Feature providing a list of specific envisaged uses that fall
within the sphere of recreational uses.

From a land use perspective, it is evident from other policies in the zone that it is envisaged for
properties to be used for a variety of different recreational purposes with emphasis also put on
allowing uses which could be subordinate to the principle recreational purpose(s). These uses
range from a restaurant, office and tourist accommodation whilst also encouraging
complementary activities such as horse breeding and keeping, sales and training activities as well
as storage and maintenance of racing vehicles associated with motorsport racing which is also one
of the envisaged uses which fall under the ambit of recreation facilities.
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From a built form perspective, the zoning provides lot more flexibility for building heights than
what was envisaged under the Development Plan, especially for larger allotment sites such as the
subject land. The Recreation Zone does not provide guidance on building height, nor does it
provide a Technical and Numeric Variation (TNV) in relation to building height.

5.4 Development in reference to Recreation Zone under Planning and Design Code:

As outlined in the above paragraph, the Desired Outcome of the Recreation Zone in the Planning
and Design Code seeks a range of accessible recreational facilities. The existing use of the land is
predominantly an 18-hole golf course with associated golf club facilities all which fit in the ambit of
recreational use of land. The proposed development is seeking to continue the use of the land by
retaining and upgrading the 18-hole golf course including its reconfiguration. The proposal also
involves further intensification through construction of a golf course facility ranging from 2 to 5
storeys in height and comprising function facilities, cart storage and clubhouse, pro-shop,
administrative area, gym and change rooms. It is therefore considered that this proposed element
of the development fits within the Desired Outcome of the Zone.

As outlined in the description of the proposal, there are a number of different elements to this
project. Apart from the continued and increased recreational use, the construction of a large
tourist accommodation facility with added function room, restaurant, sports bar, café, wellness
centre along with the adaptive reuse of an existing Local Heritage building as a separate
multipurpose café and function space are additional uses proposed in association with the
recreational facility. Performance Outcome 1.1 in the Zone seeks development which is associated
with or ancillary to the primary purpose of the structured, unstructured, active and/or passive
reactional facilities. The corresponding DPF provides a broad list of some of those envisaged uses
with tourist accommodation and shops both specifically listed. Whilst not all the proposed uses
such as a function venue is listed, it is not uncommon for those activities to be associated with
large scale tourist accommodation use or a recreational facility. On balance, the proposal satisfies
the intent of the Performance Outcome 1.1 by providing integrated and compatible recreational
and commercial land uses, albeit at a large scale.

As mentioned earlier in the report, the proposal will include extensive building work. The two
largest proposed buildings are the golf club facility building and the tourist accommodation (hotel)
building. The tourist accommodation facility is a stepped design ranging between 3 and 5 storeys
in scale with a combined overall height of 20.9m. The building features accommodation rooms,
with back-of-house, plant storage and maintenance areas, function room, restaurant and external
terrace, sports bar, gallery, café, wellness centre and associated carparking with a combined floor
area of 11,024m?2. The golf club facilities building is similar in nature and design ranging from 2 to 5
storey in scale with a combined overall height of 20.2m. It featuries function facilities, cart storage
and clubhouse, pro-shop, an administrative area, gym, change rooms and associated carparking,
with a total combined floor area of 8839m2. The two buildings combined have a total proposed
floor area of 19863m?2.

Both buildings are proposed to be nestled within the allotment and clustered primarily in the area
where the existing clubrooms and associated facilities are located. The structures are proposed to
be well separated from all allotment boundaries with the setback from Golflinks Road in the order
of 180m. Whilst numerically the buildings appear large in bulk and scale, they will not present
significant visual impacts from public realm or any of the neighbouring properties. Additionally, the
proposed tourist pods and café within the Local Heritage Place are of a small scale and will have no
visibility from outside of the site. Considering the levels of the land where the buildings are
proposed relative to Golflinks Road, the distance of the buildings from the boundaries and
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vegetation cover, the overall bulk and scale of the buildings will present minimal visual amenity
impacts for the locality. The proposed development is therefore considered to satisfy the built
form requirements envisaged for the Zone. Additionally, the design adequately addresses the
mass and scale of the buildings from an interface perspective with nearby residential properties in
the adjacent Rural Neighbourhood Zone.

REFERRAL RESPONSES FROM COUNCIL DEPARTMENTS
6.1 Open Space Team:

Council’s Open Space Team have reviewed the relevant documents, inspected the locality, and
provided detailed comments in relation to the project. The Open Space team have identified a
list of concerns with the proposal and have also advised that the level of information provided
is lacking and does not adequately address impacts on vegetation. Below is a summary of the
comments provided along with the list of recommendations.

6.1.1 Commentary:

e The landscape drawings only provide approximate locations of the proposed vehicle
crossovers to Council roads. No measurements or formal design specifications have been
provided that enable impacts to the existing vegetation within the road reserves to be fully
established.

e Based upon the approximate vehicle crossover locations provided, minimal impacts to
Council managed vegetation of value appear likely in the following locations:

o Existing Old Carey Gully Road crossover (north of hole 8)
o New western crossover location on Golf Links Road
o Existing eastern main entry crossover location on Golf Links Road

e Avariety of Council managed mature native trees are situated to either side of the central,
new proposed vehicle crossover location on Golf Links Road. Careful consideration is
required to ensure the design of this crossover does not adversely impact tree health or
sustainability.

e The scope of the Arboriculture report only provides information regarding
recommendations to tree management directly around the building works within the
centre of the Golf Links itself. While the report is comprehensive, and controls
recommended are sufficient to ensure trees are substantially maintained. The scope of the
report is constrained to the main development site.

o No formal assessment appears to have been undertaken of development impacts to trees
throughout the remainder of the impacted land parcel or within the impacted road reserve
areas.

e No information has been provided regarding the required underground service provisions
that would likely need to traverse through the road reserves or other area of private land.

e The road verge reflects native tree species of note Eucalyptus dalryrmpleana - Candlebark
(Conservation Status - Rare), the understory unfortunately is degraded with notable weed
infestation in several places.

e At a landscape scale the loss of the trees would contribute to environmental amenity loss
and diminish ecological habitat value, which is obviously a concern, particularly clearance
into the adjoining Mount George Conservation Park.
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Post development, what steps or measures are going to be taken to ensure the clearances
are to specified standard? Is there a level of subsequent monitoring and evaluation? The
Mount Lofty Golf Estate road reserve offers a level of scrutiny with blackberry clearly
evident in several places.

With a development complete, long-term changes in the environment are often found in
the edge effect clearances. Council has specific concerns around any weed incursion into
the cleared zones adjacent Mount George.

Whilst the native vegetation offset is noted. What portion of this fund is attributed to the
long-term ecological management of the surrounding natural environment? This is in
addition to any NRM Levy payment.

Golflinks Road has a potential listing under the Native Vegetation Marker System (NVMS),
based on the Candle barks present. Currently this is heavily dependent on controlling the
Blackberry along this road reserve which from observation occurs from within the Mount
Lofty Golf Estate property.

6.1.2 Recommendations:

The following recommendation have been proposed by Council’'s Open Space Team. These
recommendations have also been adopted into recommended conditions:

Council requires that a suitably qualified project arborist must be employed by the applicant
to oversee the development activities throughout the duration of the project and to
provided periodical reports to Council’s development assessment team regarding
compliance checks undertaken after installation of tree protection zones prior to
commencement of any work, during demolition and bulk earthworks, driveway construction,
construction of footings, superstructure , installation of underground services and at
completion.

Council requires that all tree protection zone guidelines are enforced as per the
recommendations of the report.

Consideration should also be given, and advice received regarding the impacts to
neighbouring vegetation directly surrounding the areas of mass tree clearance.

Council requests for applicant to demonstrate through the provision of an Arboriculture
impact assessment report that the location of supporting infrastructure has been established
with intent to minimise impacts to vegetation to the lowest possible level.
Tree management advice should be provided around the following new or modified assets to
ensure the placement and installation methods used do not adversely impact upon tree
health or compromise tree sustainability through the development actions:

o All buildings / Structures / outbuildings

Upgraded or new roadways

Upgraded or new walking paths

New fencing locations

Other supporting infrastructure (such as light poles)
Vehicle road reserve cross-overs locations

Main service provision of underground infrastructure to the buildings

Underground service provision in between all accommodation and supporting
infrastructure required as part of this development
The road reserve and primarily the Mount Lofty Golf Estate boundary has several weeds
species (in large numbers), clearly visible mainly Blackberry, Gorse, Ivy and Broom. The real
concern is the land to be cleared along the perimeter, Mount George Conservation Park in
particular. In time this boundary is likely to reflect the scenario already in place along the
Council property. Council considers that this should be recorded and the fence line is

O O O 0O O O O
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inspected for several years post development ensuring weed incursion is controlled.
Otherwise, the weed and ecological risk to surrounding proprieties from the Mount Lofty
Golf Estate could be a future problem based on the evidence. Council considers that this
requires a long-term bond with a management plan and reporting.
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6.2 Trails:

Council advises that the Pioneer Women'’s trail and Heysen trail bisect the site using the
Davenport Road reserve. Upon inspection it is evident that these trails use the corridor and as
such should remain untouched as part of the development. However, if they were to be
altered, then consultation with Council and the community groups that plan these trails
(National Trust of SA and Friends of Heysen Trail, respectively) should be undertaken.

From traffic management and information provided demonstrates management within the
site, and briefly describe access required from local roads and the impact this may have.
Consideration must be given to the opportunities that exist in providing safer pedestrian access
to and from the site for people moving from the south and the north via the local road
networks. Should any work outside of the site be proposed that impacts Golflinks or Old Carey
Gully Road a shared path should be considered to allow for safe and unrestricted shared travel
for pedestrians and cyclists wishing to use the site. Alternatively, the developer may consider
the use of their land for community access (shared use path) should road widening not allow
for additional pedestrian/cycle infrastructure. This will also benefit the broader trail linkages
that exist within the locality — existing local trails, the Heysen, Pioneer Women’s and
connection to Mount George Conservation Park.

6.3 Community Wastewater Management System (CWMS):

Council’s current CWMS pump station located at Golflinks Rd, Stirling will need to be upgraded
to accommodate the wastewater produced by the Mount Lofty Golf Estate development. The
works to upgrade the station will need to include the following:
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e Installation of a balance tank is on the subject site for collection of waste-water before
entering Councils CWMS pump station. This will ensure that the wastewater enters in a
controlled manner.

e Upgrade of pump capacity.

e Emergency storage capacity to increase.

e Back up diesel generator in case of power failure.

e Any trade waste generated will need to be managed onsite before entry into CWMS
infrastructure.

The developer is also advised that they will need to seek approval from SA Water to dispose of
the extra wastewater generated by the development into the Heathfield WWTP and will be
responsible for all augmentation costs.

As a different approach, it is also advised for the developer to consider an alternate
wastewater disposal method such as an indirect SA Water sewer connection from the proposed
development along Old Carey Gully Rd to the SA Water Heathfield WWTP. There is an existing
SA Water pressure sewer line that connects Woodhouse on Spring Gully Rd to the Heathfield
WWTP.
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6.4 Economic Development/Community Capacity:

Council understands that Economic Impact was a requirement of the Guidelines developed for
this development. This analysis was undertaken by BDO who have the experience and expertise
to undertake the economic impact analysis.

While the purpose of economic impact analysis is to quantify and describe the pertinent
impacts such as the number of jobs or the amount of income generated, they do not in
themselves indicate the magnitude of the benefits and costs and whether the project is
desirable from a public viewpoint. In fact, even a negative event such as a bushfire will provide
a positive economic impact using the approach taken in this assessment. Economic impact
analysis is therefore an attempt to predict, but not evaluate the full effects of the project.

It is therefore considered that a Benefit Cost Analysis would have provided a far more
systematic assessment of the development where every potential cost and benefit associated
with a project would have been considered and even the less-than-obvious factors like indirect
or intangible costs be uncovered. For example, as mentioned elsewhere, Council considers that
there are significant native vegetation impacts associated with this development. A Benefit
Cost Analysis would have enabled these impacts to be costed and compared with the expected
benefits of the development.

Consistent with Treasurer’s Instructions 17, Council encourages the State Planning Commission
to seriously consider this approach for future Major Development assessments.

6.5 Local Heritage:

Council’s Local Heritage advisory reviewed the proposal and consider the direct works to the
local heritage place (LHP) and the design of the new five storey buildings. The comments are
summarised below:

6.5.1 Works to a local heritage listed places:

Generally, the proposed works are supported, as they will see the refurbishment of the
heritage building, and removal of non-significant later additions to the stone structure. The
following aspects of the proposed works to the LHP should be reviewed and amended:

e Existing stone walls should NOT be sandblasted, this will damage the stone and mortar. If
the walls require cleaning this should be done with low pressure water and stiff bristle
brush. Organic growth can be removed with a weak biocide, applied and removed in
accordance with the supplier’s recommendations, and paint can be stripped with a
chemical stripper such as ‘Peelaway’.

e A moisture barrier should be provided between the stone walls and the new polished
concrete floor internally.

e The roof can be replaced in either a red Colorbond to reference the original roof colour;
alternately a galvanised sheet metal would be an appropriate material.

The proposed steel and glazed doors to the main entry to the proposed gift shop are
acceptable to provide some visual connection with the inside of the building, however it would
be preferred if all other doors and windows are retained as timber framed glazed windows,
which better reflects the construction methodology of the original building.
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The proposed redesign for the grounds of the heritage place includes a new modern glass,
sandstone and metal building situated adjacent to the local heritage place. This is a
contemporary design and is located at some distance from the LHP. No heritage issues with the
proposed new building and associated landscape and paving works, however it is
recommended the black roof be substituted for a lighter colour, as typically black or very dark
roofs are not supported in a heritage context.

6.5.2 Comment on design of new facilities:

Whilst located at some distance from the Local Heritage Place, we provide the following
comments on the design of the main structures proposed as part of the development:

e The Hotel and Facilities Buildings are located well within the golf club site, and will not be
highly visible from adjacent roads.

e The scale of the development is extensive, with the both the Facilities and Hotel Buildings
rising to 5 storeys from ground, albeit cut into the slope of the ground so that they
primarily read as 3 to 4 storeys.

e The form of the buildings is also very contemporary, with flat roofs, strong vertical and
horizontal articulation of building materials, and curved corners.

e Car parking appears to be largely contained within the building footprints, which is
contributing to the scale of the buildings.

e The proposed material palette appears very stark, with concrete, metal cladding and glass
in dark and grey tones — this could potentially be reviewed to better reflect the natural
setting of the surrounding area.

6.6 Community & Cultural Development:

o Developer needs to be aware of their obligations under the Aboriginal Heritage Act whilst
undertaking development works. Council is satisfied that this has been thoroughly
addressed in the Cultural Heritage Management Plan provided as part of the submission
documents.

e Council considers that there is an opportunity to recognise First Nations and add value to
the visitor experience.

e Council considers that there is opportunity to engage with Adelaide Hills artists though the
gallery/café.

6.7 Engineering Department:

Adelaide Hills Council was consulted at the start of the year by The Department for Trade and
Investment - Planning and Land Use Services to provide preliminary comments on the draft
Development Report and the level of information that was provided. At that time Council’s
Engineer Department provided clear feedback raising concerns, queries, and comments in
relation to the proposal and the level of information. At that time, it was expected that this
feedback would be considered by the applicant and addressed in the finalised submission.
However, after reviewing the finalised documents as part of the formal referral process,
Council’s Engineer Department have advised that the original comments provided have not
been addressed at all and as such are reiterating the same comments as originally provided.
Additionally, given that the original comments have not been addressed, Council is of the
opinion that it has not been afforded the opportunity to provide clear and most accurate
feedback on the proposal and therefore reaffirms its concerns.
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Accordingly, the following comments were provided:

e Applicant proposes some upgrades to Golflinks Rd, but does not provide detail of what is
proposed.

e Applicant claims increase in operational traffic on Golflinks Rd is within acceptable levels,
but doesn’t clearly articulate what is considered acceptable for Golflinks Rd specifically.

e Applicant’s updated traffic report details acceptable level of service for traffic volumes at
key intersections, but does not address pavement strength or road geometry and their
ability to cope with the increase in large and heavy vehicles accessing the site.

e Applicant proposes additional formal accesses off Golflinks and Carey Gully Rd, but does
not provide detail of what is proposed at those locations.

e Applicant proposes to manage the majority of waste water onsite, and acknowledges that
some ‘augmentation’ (upgrade) of the Golflinks Rd pump station may be required, the
details of which are yet to be confirmed.

Council considers Golflinks Rd to be a minor local, low volume road, constructed and
maintained at a standard appropriate for the rural living zone it is located in. It is not suitable to
service a major commercial development of this nature. The developer needs to upgrade
Golflinks Rd to meet an appropriate standard for an urban road, which would include at a
minimum road widening and edge treatment. The design and construction of this upgrade
must be undertaken to Council’s satisfaction, and an Infrastructure Agreement including bond
needs to be entered into. The developer’s Arboriculture Pre Development Impact Assessment
Report needs to be extended to cover roadside vegetation impacted by the road upgrade to
ensure development generated by road construction does not adversely impact tree health or
sustainability. These concerns also relate to the intersection of Golflinks Rd and Old Carey
Gully Rd and the required upgrades in this location.

Council would like to advise that it supports the use of access from Old Carey Gully Road during
the construction process. Additionally, the measures implemented to improve water quality
and water course health is positive and would support Council’s Aldgate, Bridgewater, Crafers
and Stirling Stormwater Management Plan.

Council would also like to reaffirm that it is not satisfied with the level of information provided.
Additionally, the developer is advised that Council will not approve any works on Council
owned land or to Council owned infrastructure without first receiving appropriate details which
are to Councils satisfaction.

6.8 Sports and Recreation:

e Golf is an important recreational activity in the Adelaide Hills region, & Council is therefore
supportive of improvements proposed from a recreational perspective that will improve
the quality & accessibility of the activity.

e Refurbishments to changerooms, (that we assume will provide, more accessible and
equitable provision) are a welcome addition.

e Space for the community to gather is also an important consideration, so we are pleased to
see that refurbishments to the clubhouse have also been included.
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CONCLUSION

Council is aware of the positive economic impact such a development would have on the
region and are supportive of such a proposal in principle. The upgrade of this facility is
welcomed and will provide much needed recreation and accommodation options in the region.

Despite the benefits of such a proposal, Council is concerned of the lack of clarity supplied in
the assessment documents. Further details allowing Council staff to review matters including
but not limited to road upgrades, waste management and biodiversity impact would have been
beneficial in order for staff to provide more informed comments.

In particular, Golflinks Road is currently a minor local road which is suited to the current
intensity of the golf course. Council hold substantial concerns regarding increased traffic flows
on Golflinks Road and hold the view that significant upgrades are required to this road should
the development proceed. Upgrades to this road need to be reviewed including impacts that a
road upgrade will have to vegetation on the road verge and impacts to Community Wastewater
Management System infrastructure.

The extent of vegetation removal, details of off-site public road upgrades, waste management
and impact upon the existing Community Wastewater Management System are serious
concerns that require further investigation.

Should the application be successful, Council invites further discussion with the applicant in
order to resolve the infrastructure issues that this proposal presents.

RECOMMENDED CONDITIONS

Should this development be granted consent, Council recommends the following conditions:

1. Site work and building work shall be carried out only between the hours of 7.00am to
5.00om Monday to Saturday. No works are permitted on Sundays other than those
necessary for dust control, emergency works or works that cannot be carried out at any
other time without causing unnecessary disruption, as may be approved by Council on
written application as per EPA requirements for work of this nature.

2. Prior to Building Consent being issued, a Construction Environment Management Plan
(CEMP) including a Soil, Erosion and Drainage Management Plan (SEDMP) must be
prepared and submitted to Council with the civil design drawings submission for Council
approval. The CEMP and SEDMP shall be implemented prior to construction commencing
to prevent soil sediment and pollutants leaving the site or entering watercourses during
development of the site. The CEMP should also include details of underground service
connections on site and within road reserves.

NOTE: The EPA Guideline Construction environmental management plans (CEMP) and Code
of Practice for the building and construction industry provides useful information on the
preparation of CEMPs and SEDMPs.

3. As-built” drawings of the approved and installed infrastructure shall be submitted to the
Council along with certification from a professional engineer that the works for that stage
have been completed in accordance with the approved design.
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All trenches or excavation are to be reinstated to the satisfaction of Council. All excavation,
trenching of underground services and reinstatement in existing road pavements and verge
areas shall be done to satisfaction of Council.

All approved works and infrastructure required for construction shall be constructed for
the relevant stage to the satisfaction of the Council. All costs for the construction of all
approved infrastructure shall be borne by the owner/applicant. Following agreement by
Council that Practical Completion has been achieved the developer shall be responsible for
all maintenance for a period of 12 months or such other period of time as agreed.

An asset register of the infrastructure constructed on Council land shall be provided in
digital format to the satisfaction of Council.

Any costs associated with any vegetation clearance within Council Land including costs
associated with Native Vegetation Significant Environmental Benefit payments is to be the
responsibility of the applicant.

Proposed new (or modifications to existing) vehicle driveway connection points to Golflinks
Rd and Old Carey Gully Road needs to be designed and constructed to meet relevant
Australian Standards and to Council’s satisfaction. The design needs to be approved by
Council before any construction at the site is permitted to occur (NB especially as one
proposed connection seems unlikely to meet relevant standards for sight distance).

The applicant shall provide an expanded Arboriculture Pre-development Impact
Assessment report detailing tree management advice for any tree including impacted trees
within the road verg (outside of the provided reports geographical area of scope) that
could be impacted directly or indirectly by this development. Tree management advice
should be provided around the following new or modified assets:

All buildings / Structures / outbuildings, upgraded or new roadways, upgraded or new
walking paths, new fencing locations, other supporting infrastructure (such as light poles),
vehicle road reserve cross-overs locations, main service provision of underground
infrastructure to the buildings and underground service provision in between all dwellings
and supporting infrastructure required as part of this development.

Prior to any civil works or earthworks commencing on-site, tree protection zone (TPZ)
measure shall be implemented in accordance with the recommendations stipulated in the
Arboricultural Impact Assessment and Development Impact Report prepared by Arborman
Tree Solutions. The works in relation to the tree(s), outlined in the Arborist’s Report are to
be undertaken simultaneously with any building works on the site.

All works are required to be supervised by the suitably qualified project arborist
throughout the duration of the project. If any tree roots are discovered during the works,
the project arborist is to assess and address accordingly.

NOTE MANDATORY NOTIFICATION: Provide at least 48hours notice for Council to be
present at excavation in tree protection zones of any Council owned trees.
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The vegetation along the fence line of the Mount Lofty Golf Estate and in particular along
Mount George shall be recorded and inspected for at least 3 years post development
ensuring weed incursion is controlled. A long-term bond with a management plan and
reporting shall be undertaken.

Council shall be provided with reporting updates at each stage of construction.

Existing stone walls of the Local Heritage Place should NOT be sandblasted, this will
damage the stone and mortar. If the walls require cleaning this should be done with low
pressure water and stiff bristle brush. Organic growth can be removed with a weak biocide,
applied and removed in accordance with the supplier’'s recommendations, and paint can be
stripped with a chemical stripper such as ‘Peelaway’.

In regards to the Local Heritage Place, a moisture barrier should be provided between the
stone walls and the new polished concrete floor internally.

The roof of the Local Heritage Place shall be replaced in either a red Colorbond to
reference the original roof colour; or alternately galvanised sheet metal.
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ADELAIDE HILLS COUNCIL - HERITAGE ADVISORY NOTE

ID Number

N/A — Major Project

Heritage Listing

LHP — Local Heritage Overlay

“Cottage, Mount Lofty Golf Club, Former Scent Factory, 'Le Chateau’, 'Le
Chateau a la Pong”

Address

35 Golflinks Road, Stirling

Proposal

The Mount Lofty Golf Estate Pty Ltd proposes to redevelop the Stirling Golf
Club, to include: (a) the construction of tourist accommodation in a new hotel
building and private retreats (pods); (b) new clubhouse facility and pro-shop,
administration areas and change rooms; (c) retention and improvements to the
18-hole golf course; (d) conservation works and adaptive reuse of a local
heritage place to accommodate a multipurpose café, retail and function space;
(e) car parking in the order of 200 spaces in two parking areas; and (f) tree
removal (including native vegetation) and associated landscaping

Heritage Value
Assessment

Stone building with brick quoins and surrounds. The gabled roof is clad with
corrugated iron and windows are barred. The entrance to a cellar on one
elevation has been covered. The building is extensively covered with ivy.

The area in the vicinity of the Mount Lofty Golf Club was, in earlier times, used
for dairying and mixed farming. By the turn of the century a small portion of this
land was devoted to the production of perfume, growing plants from which
various essences could be extracted. The Mount Lofty Flower Farm and Scent
Factory were established by James Cowan in 1889. This business was
associated with M Renaud's perfumery in Adelaide. By late 1896 the perfume
factory closed and the property was put on the market. It was later purchased by
the Mount Lofty Golf Club. Arthur Harrip lived in the cottage in the early days of
the golf club and the building was later tenanted.

A remnant of a more unusual horticultural and manufacturing business in the
district, that of scentmaking.
It was identified as meeting the following criteria:

(a) it displays economic themes that are of importance to the local area
(Stirling District Heritage Survey, 1997)

Previous Advice

Nil

Description of Proposal

The existing perfumery will be adaptively reused as part of the redevelopment
and will entail:

» Refurbishment of the existing local heritage place to accommodate a
multipurpose space for use as café, retail or functions.

» Extension to the Perfumery to include a covered outdoor dining area.

» Orchard and perfumery garden plantings to reimagine the former use of the
building as a “Scent Factory”.

» The perfumery building will temporarily house the golf club whilst construction
is occurring.

G:\2014\14072_Adelaide Hills HAS\05.0 Documentation\5.14 Advice\Stirling, Mt Lofty Golf Course\Mt Lofty Golf

Course.docx
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External Works:

« A large modern shed that currently abuts the heritage building will be
demolished.

» A small wooden lean-to at the rear of the building will be demolished.

» Three doors which are located at the front, rear and western side of the
building will be replaced with new black steel and glass doors.

* All existing windows are to be replaced with new black steel windows.
* Existing cellar access stair to be refurbished

The current metal roof sheeting with be removed and replaced to match
existing.

» New half round steel gutter to be installed and replace existing.

« Existing external walls to be sandblasted, refurbished and repointed.
* Paving to be laid around existing building.

Internal:

* New Hardwood timber roof trusses to replace existing,

* Internal timber lining to underside of trussed plus insulation.

* Internal door to be removed and opening retained,

» Existing brick walls to be sandblasted and refurbished,

* Plastered walls to be repaired where cracking occurs,

* Fire place bricks to be sandblasted to expose brick,

* Existing concrete slab to be removed and flooring to be replaced with polished
concrete floor.

* The existing ceiling in the rear room (southern end of building) will be removed
and replaced with raked ceiling and new trusses which will be exposed.

Structural repairs:
* The roof will be retained with the replacement of some purlins

*The walls do not appear to require structural repairs other than repairs to
cracking.

Painting of the exterior of the building will be dependent on the roof colour as
the facias, gutters and downpipes are to match. Potential roof colours are:

Red - Current roof is red corrugated iron - this is most likely the original roofing
material. Painting the exterior woodwork red would match the red brick accents
and existing roof colour.

Grey - The architectural design plan is to replace the roof with grey Colourbond
steel. If this colour choice was to be approved, then the external woodwork will
be painted grey to match.

(EBS Heritage Impact Statement)

A new pavilion is also proposed adjacent to the existing LHP, housing a function
centre and amenities. The form of this building comprises a strong gable roof
form repeated over four bays, with limited wall cladding other than to the
amenities which is proposed to be stone cladding (noted as Basket Range
sandstone). The roof is proposed as a standing seam profile in black.

G:\2014\14072_Adelaide Hills HAS\05.0 Documentation\5.14 Advice\Stirling, Mt Lofty Golf Course\Mt Lofty Golf

Course.docx
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Heritage Advice Generally, the proposed works are supported, as they will see the refurbishment

of the building, and removal of non-significant later additions to the stone
structure.

The following aspects of the proposed works to the LHP should be reviewed
and amended:

- Existing stone walls should NOT be sandblasted, this will damage the
stone and mortar. If the walls require cleaning this should be done with
low pressure water and stiff bristle brush. Organic growth can be
removed with a weak biocide, applied and removed in accordance with
the supplier's recommendations, and paint can be stripped with a
chemical stripper such as ‘Peelaway’;

- A moisture barrier should be provided between the stone walls and the
new polished concrete floor internally;

- The roof can be replaced in either a red Colorbond to reference the
original roof colour; alternately a galvanised sheet metal would be an
appropriate material;

- The proposed steel and glazed doors to the main entry to the proposed
gift shop are acceptable to provide some visual connection with the
inside of the building, however it would be preferred if all other doors
and windows are retained as timber framed glazed windows, which
better reflects the construction methodology of the original building.

The proposed redesign for the grounds of the heritage place includes a new
modern glass, sandstone and metal building situated adjacent to the local
heritage place. This is a contemporary design and is located at some distance
from the LHP. No heritage issues with the proposed new building and
associated landscape and paving works, however it is recommended the black
roof be substituted for a lighter colour, as typically black or very dark roofs are
not supported in a heritage context.

Comment on design of
new facilities

Whilst located at some distance from the Local Heritage Place, we provide the
following comments on the design of the main structures proposed as part of the
development:

- The Hotel and Facilities Buildings are located well within the golf club
site, and will not be highly visible from adjacent roads;

- The scale of the development is extensive, with the both the Facilities
and Hotel Buildings rising to 5 storeys from ground, albeit cut into the
slope of the ground so that they primarily read as 3 to 4 storeys;

- The form of the buildings is also very contemporary, with flat roofs,
strong vertical and horizontal articulation of building materials, and
curved corners;

- Car parking appears to be largely contained within the building
footprints, which is contributing to the scale of the buildings;

- The proposed material palette appears very stark, with concrete, metal
cladding and glass in dark and grey tones — this could potentially be
reviewed to better reflect the natural setting of the surrounding area.

G:\2014\14072_Adelaide Hills HAS\05.0 Documentation\5.14 Advice\Stirling, Mt Lofty Golf Course\Mt Lofty Golf
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Summary

On 17 December 2020, the Minister for Planning and Local Government (the Minister) declared the Mount
Lofty Golf Estate (the proposed development) to be assessed as a Major Development pursuant to Section
46 of the Development Act 1993 (the Act). Section 46 of the Act ensures that matters affecting the
environment, the community or the economy to a significant extent, are fully examined and taken into
account.

The State Planning Commission (SPC) is responsible for setting the level of assessment required
(Environmental Impact Statement, Public Environmental Report or Development Report) and provides
Guidelines. Impact assessment enables the holistic consideration of proposals that might otherwise be of
a nature or scale that is not expected through the regular development assessment process and/or
Planning and Design Code.

Due to the nature of the proposed development, the need for a broader assessment and investigation of
the following was required:

e Tourist accommodation and associated land uses, including events,
e Bushfire protection requirements,

e Native vegetation clearance and tree removal,,

e The interface with the Mount George Conservation Park,

e The potential impacts on the Mount Lofty Ranges Watershed including water resources such as
watercourses, dam, lakes, wetlands and floodplains, and associated water quality,

e The impacts on the surrounding traffic networks during construction and operation, and

e Servicing and infrastructure required for the site.

The proposed development is subject to the processes of a Development Report (DR). A DR was considered
appropriate due to the nature and scale of the issues to be investigated. This DR covers both the
construction and operation of the development and outlines a suite of management plans which will assist
the operator in the on-going management of the facility. This DR is based on the 17 Guidelines prepared by
the SPC (Appendix A). It provides a statement of the expected environmental, social and economic effects
of the proposed development and the extent to which the expected effects of the development are
consistent with relevant legislation.
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Project Summary

Proponent and Owner: Mount Lofty Golf Estate Pty Ltd (ACN: 625 359 837)

Property Location: 35 Golflinks Road, Stirling

Site Area: 39.9 hectares

Relevant Authority: Minister for Planning

Council Area: Adelaide Hills Council

Development Plan: Adelaide Hills Council Development Plan

Zone and Policy Area: Recreation Public Purpose and Policy Area 69 Public Purpose

(Recreation & Sports)

Planning and Design Code Recreation Zone

Zone:

Current Land Uses: Golf course and tourist accommodation

Description of Development: Tourist accommodation and golf course and associated club

facilities (ancillary bar, gymnasium and function rooms), together
with landscaping, subdivision, tree and native vegetation removal
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The Proposed Development

The proposed development is for tourist accommodation and golf course and associated club facilities
(ancillary bar, gymnasium and function rooms), together with landscaping, subdivision, tree and native
vegetation removal. The proposed development is summarised as follows:

e Construction of a 3-5 level tourist accommodation building comprising 56 units, 15 two bedroom
serviced apartments, 15 three bedroom serviced apartments and 2 penthouse serviced apartments.
Together with, back of house, plant storage and maintenance areas, function room, restaurant and
external terrace, sports bar, gallery and cafe and wellness centre.

e 17 Private retreats — ‘Pods’ and 1 back of house service Pod.

e Adaptive reuse of the Local Heritage Perfumery building as a retail, cafe and multipurpose function
space.

e Golf course facilities building - 2-5 level building comprising function facilities, cart storage and
clubhouse, pro-shop, administration areas, gym and change rooms.

e Retention of the 18-hole golf course with improvements.

e Car Parking, access and waste management including a total of 200 car parking spaces in two car
parking areas.

e Subdivision of the land (1 into 3) allotments to formalise the areas for tourist accommodation, golf
course facilities building and balance of the site for leasing purposes.

e Stormwater detention basin, creek and lake restoration activities including planting natives in the beds,
erosion control works and creek crossings.

e Construction of entry wall and new entry signage at the existing Golflinks Road entry.

A whole of site plan is provided overleaf which details the proposed development.
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Response to the Guidelines

The following supporting information is appended to the DR, where the information directly responds to
the guidelines, the relevant Guideline is also cited.

Table 1 - Technical Appendices in Response to the Guidelines

Appendix | Supporting Information Guideline #

A

B
C
D

T— o T m

2 < Cc 4 »w ;® O VW O Z <Z

© URPS

The Guidelines

Detail Survey - Alexander & Symonds

Plan of Subdivision - Alexander & Symonds
Architectural Drawings - RArchitecture

Landscape Architecture Drawings and Species List - Oxigen
Economic Analysis - Hudson Howells

Tree Impact Assessment - Arborman

Sustainability Strategy Report - DSquared

Traffic and Access Impact Statement - Cirqa

Waste Management and Minimisation Plan - Cirqa
Geotechnical Investigations - FMG

Architectural Design Statement - RArchitecture
Environmental Heritage Impact Assessment Report - EBS Ecology
Cultural Heritage Management Plan - EBS Heritage
Ecological Flora and Fauna Assessment - EBS Ecology
Hazard Management Plan - Mount Lofty Golf Estate
Bushfire Survival Plan - BSP Design

Environmental Noise Assessment Report - BESTEC
Services Infrastructure Summary - LUCID
Construction Environmental Management Plan - FMG
Stormwater Management Plan - FMG

BAL Assessment - BSP Design

Industry Letters of Support

17
17
2,14
2,3

4,8
15

8, 16

9, 14

6,9, 10

15, 16
11,12, 13,16
5
1
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Appendix | Supporting Information Guideline #

X Operational Environmental Management Plan - Environmental 15
Projects

Y Bushfire Management Strategy - BSP Design 5

pA Native Vegetation Clearance Data Report - EBS Ecology 6,9

AA Architectural Renders - RArchitecture 2,16

BB Heritage Impact Statement - EBS Ecology 14

CcC Certificate of Title -

DD Integrated Water Management Plan - FMG 11,12, 16

EE Perfumery Landscape Plans - Oxigen 14

FF Perfumery Detail Survey 14
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Conclusion

Given its scale, the proposed development results in positive, neutral and negative impacts. On balance,
the proposed development results in neutral to positive environmental, social and economic impact. In
summary, the neutral impacts i.e. those which do not result in adverse amenity impact and/or can be
managed through avoidance, mitigation and/or control, are:

Vegetation and tree removal.

Increased traffic movements to Golflinks Road.

Increased demand for car parking.

Increased vehicles using Old Carey Gully Road during construction.
Increased number of people in High Risk Bushfire Area.

Visual impacts from the Heysen Trail.

The positive impacts are:

Improvement to landscape quality.

Adaptive reuse of a local heritage item.

Improvement to water quality treatment compared to pre-development.
Better connectivity to Heysen Trail.

Internal site upgrades to facilitate better accessibility for service vehicles and fire-fighting vehicles
compared to pre-development.

Increased local employment during construction in the Adelaide Hills
Increased employment during construction and operation.
Minimal visual impact from Golflinks Road.

Retention and improvement to the golf club as an important community asset which has positive social
impacts.

Improved meeting facilities for social and community interaction which has positive social impacts.
Promotion of golf in the area — a healthy pass-time which has social and economic benefits.
Positive economic contribution to the Adelaide Hills economy during construction.

Positive economic contribution to the States economy.

Positive economic contribution to the Adelaide Hills economy.

The proposed development has demonstrable need in the Adelaide Hills. It is of high quality and design
and on balance, the additional investigations sought by SPC have been addressed in this DR. The Minister
for Planning can reasonably proceed this application to public exhibition.
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1. Introduction

This report follows receipt of the Guidelines for the Major Project Application for a new tourist
accommodation development at the Stirling Golf Club (the proposed development). It was declared a
Major Project on the 17th December 2020.

The subject land (the land) is located at 35 Golflinks Road, Stirling. The site is an irreqular shaped parcel
with frontages to Old Carey Gully Road, Rangeview Drive and Golflinks Road. The site comprises a single
allotment with a combined area of approximately 39.9 hectares. It is formally described as Allotment 53 in
Deposited Plan 59212 contained in Certificate of Title Volume 5891 Folio 805.

[t contains an 18-hole golf course and golf clubhouse, car park and a local heritage building.

The Proponent is Mount Lofty Golf Estate Pty Ltd (ACN: 625 359 837).

1.1 Background and Objectives

The Stirling Golf Club was founded by five members of the Royal Adelaide Golf Club in 1925 and was
originally named Mount Lofty Golf Estate. The Proponent’s vision is to return to the Stirling Golf Club to its
original name; the Mt Lofty Golf Estate. The year 2025 marks its 100th year in operation. Completion of
the proposed development is sought to align with the club’s centenary celebrations.

The project objectives are:

e Minimise impact to existing site topography,

e Preserve and enhance native flora and fauna,

e Preserve and enhance the original publicly accessible golf course,
e Respect Traditional Owners,

e Reflect the history and character of the Adelaide Hills,

e Optimise views,

e Prioritise to sustainable practices by improving the current natural resources at the property to create a
unique hospitality experience,

e Showecase local produce,
e Preserve and enhance local amenity, and

e Grow regional tourism and make a positive economic contribution.

1.2 Staging and Timing

The expected date for commencement of construction is end of 2024. The construction program is
estimated to take 24 to 30 months. The expected date for operation is 2026. The three stages of
construction are:

Stage 1:

e Upgrade access and road from old Carey Gully Road
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e Provide new parking for adjacent to perfumery.

e Demolition of existing golf club and accommodation.

Stage 2:

e Site preparation

e Construction of pods and tourist accommodation / new buildings
e Existing access to be used for construction only

e Holes 1 and 2 to be used for construction hubs / parking etc.

Stage 3:
e Construct new function pavilion and refurbish perfumery.

e Upgrade / refurbish golf course.

1.3 The Development Report Process

The State Planning Commission (SPC) is responsible for setting the level of assessment required for this
Development Report (DR) through provision of the Guidelines. A DR was considered appropriate due to
the nature and scale of the issues to be investigated. This DR is prepared in response to the Guidelines
(Appendix A).

Pre-lodgement engagement was undertaken with the following agencies:

e Department of Environment and Water (DEW).
e Native Vegetation Council (NVC).

e Country Fire Service (CFS).

e Adelaide Hills Council.

e SA Water.

e Environment Protection Authority (EPA).

e Hill & Fleurieu Landscape Board

The Development Act 1993 requires that a DR be publicly exhibited for a period of at least 15 business
days and for a public meeting to be held during this period.

The Proponent has undertaken targeted engagement with the nearby residents on Golflinks Road through
a letterbox drop and door knocking. The Proponent’s representative URPS, met with Stirling Golf Club
executive members (General Manager, President and Captain) and socialised the proposed development
and an engagement process with members and neighbours. This engagement was voluntary and
intended to supplement statutory public notification due to commence in mid 2023.

This DR covers both the construction and ongoing operation of the development. A suite of management
plans and strategies are also provided in section 5 of this DR and Appendices |, N, P, Q, T, U, X and Y
which plan for the operation and on-going management of the Mount Lofty Golf Estate.
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2. Need for the Proposed Development
2.1 Proponent Objectives

The Proponent saw a need for the proposed development to achieve the following objectives:
e Create a high amenity 18-hole golf course which attracts local and interstate visitors,
e Provide an attractive location for local and interstate function and conference visitors,

e Respond to local tourism industry demand by providing tourist accommodation with unique value-
adds,

e Retain and attract new golf club members,
e Provide high-end tourist accommodation in a unique Adelaide Hills setting,

e Attract local residents and tourists to showcase local produce and promote local history in
refurbishment of the Local Heritage, Scent Factory (Perfumery Building).

2.2 A Need for Tourist Accommodation and Unique Tourism Industry Value-
Adds

The Proponent engaged with the South Australian Tourism Commission (SATC) to determine if there was
a need for the proposed development. The review confirmed that the proposed development would
directly respond to three of the six priority areas listed in the South Australian Visitor Economy Sector Plan
2030 (SATC, 2019) (the Sector Plan) and that there was a need for tourist accommodation in this location.
The three relevant priorities of the Sector Plan were:

e Experience & Supply Development
e Industry Capability, and

e |eisure & Business Events.

The Sector Plan noted that “experience development” also includes the ongoing improvements to South
Australia’s accommodation supply. South Australia falls behind our competitor states in quality
accommodation options and being able to cater to larger groups to accommodate ‘leisure and business’
events. This is a particular challenge in our regions where travellers are increasingly expecting
accommodation to include a strong experiential component. The Sector Plan demonstrated that it was
essential that accommodation operators deliver superior service and unique value-adds.

The Adelaide Hills region has relatively few large-scale facilities and the proposed development directly
addresses this observed shortfall. A key action of the Sector Plan was to upgrade and refresh the quality
of accommodation across South Australia to match consumer expectations and create immersive
experiential accommodation options.

The Sector Plan set a bold ambition to grow the visitor economy to $12.8 billion by 2030 and generate an
additional 16,000 jobs. The Economic Analysis of the Mount Lofty Golf Estate prepared by BDO
EconSearch and Hudson Howells at Appendix F summarises the positive contribution that the proposed
development will have on the local Adelaide Hills South Australian Government Region (SAGR) economy
and for South Australia. The contribution of the proposed development to South Australia’s Tourist
Economy is even more prevalent as the State promotes itself post Covid-19.
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2.3 Strong Local Industry Support

The proposed development also has strong local industry support as demonstrated in the letters of
support provided at Appendix W from:

e South Australian Tourism Commission,

e The Stirling Golf Club Members,

e A PGA Golf Professional and Representative of the South Australian Chapter of the PGA, and
e Adelaide Hills Tourism.

These provide support for the potential contribution that the proposed development can have on local golf
tourism and visitor accommodation, both for the Adelaide Hills and the State. The need for the proposed
development is demonstrably strong from a local industry perspective.

2.4 Environmental, Economic and Social Impacts of the Proposed
Development

Given its scale, the proposed development results in positive, neutral and negative impacts. The positive
and neutral impacts of the proposed development outweigh the potential negative impacts, and with
considered on-going management and mitigation the negative impacts are reduced.

Table 2 provides a summary of the anticipated environmental, economic and social impacts of the
proposed development. Each item is briefly explained with additional commentary provided in the
following sections of this DR. This DR covers both the construction and ongoing operation. A suite of
management plans and strategies are provided in section 5 and Appendices J, N, P, Q, T, U, X and Y,
which manage the potential negative impacts and provide procedures to avoid and mitigate.

Table 2 - Summary of Impacts

. Positive (+)
Environmental / . .
Impact . . Negative (-) | Explanation
Economic / Social
Neutral (N)
Improvement to Environmental + Improved habitat for fauna, improved
landscape quality visual quality of site.
Adaptive reuse of a Environmental, + The adaptive reuse of the Perfumery will
local heritage item Economic, Social help to preserve and protect it, and the

inclusion of a scent garden and orchard
will establish a continued connection to
its previous use as a local perfumery.

Reusing the building will have long term
benefits for the community as if the
building cannot be incorporated into the
golf course redevelopment, it will
continue to deteriorate.
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Environmental /
Economic / Social

Positive (+)
Negative (-)
Neutral (N)

Explanation

Improvement to
water quality

Connectivity to
Heysen Trail

Vegetation removal

Increased traffic
movements to
Golflinks Road

© URPS

Environmental

Environmental

Environmental

Environmental

The proposed work will not have an
adverse impact on the current heritage
values of the building but will rather
enhance the heritage values (HIS, page
5).

Improved ‘flow on effects’ through creek
and waterway restoration.

Existing lakes improved with planting to
embankments and stormwater basin for
water quality improvement.

Designated crossovers for walkers and
golf buggies to reduce potential for
golfers to traverse and damage
waterways.

Inclusion of a lookout deck connects
Heysen Trail and provides views to the
golf course and celebrates the
architecture of the facility.

A large proportion of the land is subject
to a significant environmental benefit
(SEB) to offset impacts to biodiversity
arising from the development. Payment
of $439,095.19 which includes a
$22,891.21 administration fee into the
NV fund is proposed to offset native
vegetation removal.

Additional vehicle movements on
Golflinks Road are proposed. The Traffic
Impact Assessment at Appendix I, finds
that “while it is acknowledged that there
will be an increase in movements on the
adjacent road network as a result of the
proposal, it is considered that the traffic
impacts will be within acceptable levels
and not result in significant impact on
other road users in the vicinity of the
site”.
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Impact

Increased demand for

car parking given

intensification of land

uses.

Increased vehicles

using Old Carey Gully

Road during
construction.

Positive internal site

upgrades to facilitate
better accessibility for

service vehicles and
fire-fighting vehicles.

Increased number of
people in High Risk
Bushfire Area

Increased local
employment during
construction in the
Adelaide Hills

Increased
employment during
construction

Increased
employment during
operation

© URPS

Positive (+)
Negative (-)
Neutral (N)

Environmental /
Economic / Social

Environmental N
Environmental N
Environmental N
Environmental N
Social, Economic +
Social, Economic +
Social, Economic +

Explanation

Car parking is provided in accordance
with likely demand.

Large construction vehicles are diverted
away from Golflinks Road to minimise
impacts to these residents.

Internal roads and manoeuvring areas
have been designed to accommodate
the largest vehicle to frequent the site.

Internal roads have been designed to
accommodate fire fighting vehicles.

The proponent commissioned a bushfire
management plan and bushfire survival

plan to safeguard patrons in the event of
a bushfire.

The proposed development will support
the employment of 141 Full Time
Equivalent (FTE) jobs in the Adelaide
Hills SAGR on average over the three
years of construction (Appendix F).

The proposed development will support
the employment of 240 FTE jobs in the
state on average, over the three years of
construction. These estimates include
the construction of the development and
flow-on effects in the broader economy
(Appendix F).

Statewide, the development is expected
to contribute GSP of $40.3m, household
income of $16.7m, and support the
employment of 261 FTE jobs annually in
the South Australian economy by the
tenth year of operation. This includes the
operation of the estate, associated
tourism expenditure at other businesses,
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. Positive (+
Environmental / ve (+)

Economic / Social

Negative (-)
Neutral (N)

Explanation

Positive economic
contribution to the
Adelaide Hills
economy during
construction

Positive economic
contribution to the
States economy

Positive economic
contribution to the
Adelaide Hills
economy

Medium visual impact

Visual impacts from
the Heysen Trail
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Economic +
Economic +
Economic +
Environmental, N
Social

Environmental, N
Social

and flow-on effects in the broader
economy (Appendix F).

During the construction phase, the
development is expected to contribute
Gross Regional Product (GRP) of $41.1m
and household income of $29.3m to the
Adelaide Hills economy.

Statewide, the development is expected
to contribute Gross State Product (GSP)
of $87.1m and household income of
$57.3m to the South Australian economy
(Appendix F).

By the tenth year of operation, the
development is expected to contribute
GRP of $32.0m, household income of
$12.6m, and support the employment of
225 FTE jobs annually in the Adelaide
Hills economy. This includes the
operation of the estate, associated
tourism expenditure at other businesses,
and flow-on effects in the broader
economy (Appendix F).

As detailed in the Architectural Design
Statement (Appendix L), the visual
impacts associated with the proposed
development are medium. This level of
visual impact is considered appropriate
given the scale and context of the
proposed development.

Particular care was taken to preserve
views to Mt George and to position the
built form to reduce the impact on views
from the Heysen Trail. The choice of
materials reflects the desire to blend the
building with its surroundings. It is not
uncommon that man-made structures
are visible from the Heysen Trail, such as
the South Eastern Freeway.
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Positive (+)

Environmental /

Impact Negative (-) | Explanation

P Economic / Social 9 ©) P

Neutral (N)

Retention of the golf Social + The Stirling Golf Club is an important
club as an important community asset for recreation and
community asset social interaction.
Improved meeting Social + The proposed development provides on-
facilities for great going opportunities to meet and
social and community congregate at the Golf Club which has a
interaction history of hosting local events in the

Adelaide Hills in its clubrooms.

Promotion of golfin Social, Economic + The flow on effects to the economy from
the area — a healthy having healthy and active people is
pastime positive. Further, the social benefits of

exercise and recreation promotes
healthy living and social interaction
especially in an aging demographic.
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3. Description of the Proposed Development
3.1 The Subject Land

The subject land (the land) is located at 35 Golflinks Road, Stirling, approximately 2.5 kilometres north-
east of Stirling post office and approximately 250 metres north of the South Eastern Freeway.

The site is an irregular shaped parcel with frontages to Old Carey Gully Road, Rangeview Drive and
Golflinks Road. The site comprises a single allotment with a combined area of approximately 39.9
hectares. It is formally described as Allotment 53 in Deposited Plan 59212 contained in Certificate of Title
Volume 5891 Folio 805 (Appendix CC). A detail survey of the site is provided at Appendix B.

Image 1 - The Land

It includes an 18-hole golf course with associated members facilities, gymnasium, bars and function
rooms supported by a commercial kitchen (Image 2). The Golf Course and Club Rooms are leased by the
Stirling Golf Club. The facility also includes 5 motel-style accommodation rooms (Image 3). The Stirling
Golf Club hosts functions and weddings (for up to 300 guests) as well as regular events.

The land contains a local heritage place described as a cottage, which was a former Scent Factory
(referred to herein as the Perfumery) (Image 4).

The land uses occurring on the site are summarised as:
e Tourist accommodation.

e Golf course and associated club facilities (ancillary bar, gymnasium and function rooms).
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Image 2 - Existing Clubhouse Buildings
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Image 4 — The Perfumery

Vehicle access is provided via a primary access point on Golflinks Road (near the southern portion of the
site), at which all turning movements are permitted. The site contains an easement for Davenport Road,
which is an unsealed track that runs from Carey Gully Road along the Heysen Trail through the site.
Maintenance access points are also provided on Carey Gully Road.

The primary parking areas are located to the east and south of the main buildings. A total of 65 parking
spaces are provided in these areas. Additional informal parking is also available within the site.

3.2 The Locality

The site is bound by residential properties to the north, Mount George Conservation Park to the east,
Golflinks Road to the south and Old Carey Gully Road to the west.

The locality is defined by the presence of Mount George Conservation Park and bisected by Cox Creek.
The site is immediately east of the Scouts SA Woodhouse complex. Existing residents live adjacent to the
site on Golflinks Road.

The Heysen Trail runs through north-eastern portion of the site between Hole 14 and Hole 16 of the Golf
Course.

The Locality is depicted on the Locality Plan overleaf.
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Locality Plan
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3.3 Site Selection and Suitability

Three potential locations were investigated as part of the initial site investigations which informed the
site’s location. Site selection was based on the following criteria:

e topography,

e distance to Mount George Conservation Park,

e availability and proximity to services,

e minimising visual impacts to residents on Golflinks Road,

e minimising impacts to the function of the 18-hole Golf Course,

e minimising the need for removal of trees and vegetation - through application of advice sought from
the Native Vegetation Council (NVC),

e minimising cut and fill,

e minimising impacts to people and property in the event of a bushfire - through application of advice
sought from the Country Fire Service (CFS).

Image 5 details the three locations investigated to find a suitable site and Table 3 provides a matrix
which measures the suitability of each site location against the site selection criteria. The matrix ranks
each of the sites against the criteria to measure suitability. For each criteria the three sites are ranked, 1, 2,
or 3 - 3 being the most desirable site, 1 being the least desirable site. The highest cumulative number is
the most suitable site.

Image 5 - Site Options
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Table 3 - Site Selection and Suitability Matrix

3 1 2

Topography

Distance to Mount George Conservation Park 2 3 1
Availability and proximity to services 3 1 2
Minimising visual impacts to nearby residents 3 2 1
Minimising impacts to the function of the 18-hole Golf 3 1 2
Course

Minimising the need for removal of trees and vegetation 1 2 3

- through application of advice sought from the Native
Vegetation Council (NVC)

Minimising cut and fill 3 1 2

Minimising impacts to people and property in the event 1 3 2
of a bushfire - through application of advice sought
from the Country Fire Service (CFS)

TOTAL 19 14 15

Based on the site selection criteria, Site 1 was found to be the most suitable site for the location of the
proposed development. Site 1 performed the best given:

e [t utilises the existing ‘pad’ where the clubrooms are located, which minimises the need for vegetation
removal, minimises cut and fill and takes into account the sites unique topography.

e [t can connect to existing services (with upgrades).

e Minimises the potential for impacts to views from external vantage points by locating the buildings
centrally within the site and at a low point of the site. Added benefit also exists in locating buildings
where the general public is already used to seeing buildings in the landscape.

e Minimises impacts to the function of the golf course through utilising the area presently occupied by the
existing golf club buildings.

e |slocated away from hazardous vegetation in Mount George Conservation Park, which reduces the
potential impacts in the event of a bushfire.
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Site 1 did not perform as well as the other two sites in terms of tree and vegetation removal and bushfire
risk. To reduce the level of clearance, the proposed development was amended. Initially, 20 private Pods
were proposed and this has now been reduced to 17 Pods. Utilising the existing footprint of the club
rooms assisted in overcoming the site’'s constraints in terms of vegetation and topography. As detailed in
section 5 of this DR and Appendix Q, Y and V, bushfire risk has been mitigated through the proposed
clearance of vegetation in the understorey adjacent the Pods. As well as siting the development away
from the Mt George Conservation Park. The Bushfire Management Strategy and Bushfire Survival Plan
provides guidance on both planning for bushfire events and the processes to be implemented in the event
of a bushfire. Likewise, payment of $439,095.19 which includes a $22,891.21 administration fee into the
NV fund was proposed in Appendix Z to offset the loss of native vegetation arising from the proposed
development. Taking into account the proposed mitigation, Site 1 was chosen as the most suitable
location for the development.

3.4 Nature of the Proposed Development

The nature of the proposed development is refurbishment of an existing golf course together with
construction of a 2-5 level building to accommodate tourist accommodation and associated golf club
facilities and ancillary shop and function facilities together with cut and fill, landscaping, subdivision, tree
and native vegetation removal. More specifically, it includes the following:

e Construction of an integrated 2-5 level tourist accommodation and golf facilities building comprising:
- tourist accommodation (3-5 levels):

56 tourist accommodation units.

15 x two bedroom serviced apartments.

15 x three bedroom serviced apartments.

2 penthouse serviced apartments.

Back of house, plant storage and maintenance areas.
A 537m? function room.

A 212m? restaurant with 89 m?2 external terrace.
186m? sports bar.

A 189m?2gallery and cafe.

A 94m? wellness centre with 125m? gym and spa/massage treatment rooms. The wellness
centre is not open to the general public.

0O 0O 0o O o 0o o 0o o o

- Golf Course Facilities (2-5 levels):

o Retention of 18-hole golf course with improvements.
o Refurbished function facilities, cart storage and 138m2 clubhouse in new building.
o New 97m? pro-shop, administration areas, gym and change rooms.

e Construction of Private retreats — ‘Pods’

- 17 x one bedroom units.
- 1 x back of house Service Pod.

e Adaptive reuse of the existing Perfumery:
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- Refurbishment of the existing local heritage place to accommodate a multipurpose space for use as
café, retail or functions.

- Extension to the Perfumery to include a covered outdoor dining area.

— Orchard and perfumery garden plantings to reimagine the former use of the building as a “Scent
Factory”.

Car Parking, Access and Waste Management

- Atotal of 200 car parking spaces in two car parking areas.

- Emergency vehicle access via western entry from Golflinks Road.

— Main access point via Golflinks Road.

- Designated service bay for waste collection and service vehicles.

- Porte cochere and valet area for guests and buses.

- A separate entry from Old Carey Gully Road to provide maintenance vehicle access and public
access to the perfumery building.

- Designated waste storage areas.

Cut and fill of the land (indicative estimated volumes):

- Cut: -15,838m?3

- Fill: +3,008m3

- Net=12,829m?3

Subdivision - following construction of the proposed development, it is proposed to divide the site into
three (3) allotments:

- Allotment 532, with an approximate area of 9,924m? together with a right of way ‘A’, comprising
the tourist accommodation building and pods.

- Allotment 533, with an approximate area of 5,056m? together with a right of way ‘B’, comprising
the golf club and facilities building.

- Allotment 531, with an approximate area of 38.4 hectares, comprising the balance of the golf
course, subject to easements ‘A’ and ‘B’.

New entry statement signage at the Golflinks Road entry to the site.

3.5 Site Layout Plans

The proposed development is depicted on the following drawings:

Architectural Drawings — RArchitecture - Appendix D
Landscape Architecture Drawings — Oxigen - Appendix E
Architectural Renders - RArchitecture - Appendix AA
Plan of Subdivision - Alexander & Symonds - Appendix C
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An extract if each of the above is provided in the following sections, for additional detail refer to each of
the relevant Appendices.

Image 6 - Pods, Tourist Accommodation and Facilities Building Layout

ML 3 - TLL B
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Image 7 - Landscape Site Layout
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Image 8 - Architectural Renders - Arrival view (Mt George in background)
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Image 9 - Architectural Renders - the Pods as viewed from the 18th hole fairway
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Image 11 - Architectural Renders - View towards proposed development from 18th hole fairway, Perfumery
building shown right of image.

Second Image below provides imagery of the Adaptive Reuse of the Perfumery

@ URPS Development Report | 30



Image 12 - Extract of Indicative Subdivision Plan
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3.6 Sensitive Receivers

The guidelines sought that the nearest sensitive receivers and their distances from various site activities
be mapped and provided. A sensitive receiver is defined as:

“A sensitive receptor/receiver is a fixed location such as a house, building, other premises or open
area where health, property or amenity are affected by emissions that increase the concentration
of the emitted parameter above background levels. Sensitive environments, plants and animals
may also be considered as sensitive receptors because vegetation and animals can also be
affected by emissions”, (EPA, 2016, Evaluation distances for effective air quality and noise
management)

The nearest sensitive receivers are located on Golflinks Road to the east of Muirfield Avenue. These are
mapped in the BESTEC Environmental Noise Assessment Report (Appendix R). The Locality Plan provided
in an earlier section of this DR also details that the nearest sensitive receivers are in excess of 200 metres
from the proposed built form.

3.7 Construction and Commissioning Timeframes (Including Staging)

The expected date for commencement of construction is the end of 2024. The construction program is
estimated to take 24 to 30 months. The expected date for operation is 2026.
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The proposed development is to be constructed across three stages:
Stage 1:

e Upgrade access and road from old Carey Gully Road

e Provide new parking for adjacent to perfumery

e Demolition of existing golf club and accommodation.

Image 13 - Stage 1
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Stage 2:

e Site preparation

e Construction of pods and tourist accommodation / new buildings
e Existing access to be used for construction only

e Holes 1 and 2 to be used for construction hubs / parking etc.

Image 14 - Stage 2
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Stage 3:
e Construct new function pavilion and refurbish perfumery.
e Upgrade / refurbish golf course.

Image 15 - Stage 3

A contingency plan for delays in construction is detailed in the Construction Environmental Management
Plan (Appendix T).
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4. Environmental, Social and Economic Assessment

This section provides an assessment of the anticipated environmental, social and economic impacts of the
Proposed Development. In reading this section, reference should be had to:

e Table 1 - Technical Appendices in Response to the Guidelines in the Summary of this DR as it
provides a direct response to each Guideline and references the supporting technical appendices; and

e Table 2 - Summary of Impacts - which provides a cumulative summary of the impacts of the
proposed development. It also references the assessment hierarchy and colour coding established by
the Guidelines which determines the importance and required level of assessment of each potential
impact, as follows:

Assessment Level Explanation of Assessment Level Guideline Reference
Critical Where information about the issue is lacking and 1-5

the response is unclear, the issue is classed as

‘critical’.
Medium Where work is required to address the issue but 6-14

the risk is likely to be manageable with additional
information then the risk assessment is classed
as ‘medium’.

Standard Where the issue is well known and the response 15-17
is well understood then the risk assessment is
classed as ‘standard’

The above system has been applied in addressing each of the impacts. For each, a summary of the impact
is provided with reference to the relevant technical appendix and a comment on the level of impact
provided.

4.1 Tourism, Economic Development and Job Creation
Critical

An Economic Analysis of the Mount Lofty Golf Estate prepared by BDO EconSearch and Hudson Howells
is provided at Appendix F. [t summarises the positive contribution that the proposed development will
have on the local Adelaide Hills South Australian Government Region (SAGR) economy and for South
Australia.

During the construction phase, the development is expected to contribute Gross Regional Product (GRP) of
$41.1m and household income of $29.3m to the Adelaide Hills economy. Additionally, the proposed
development will support the employment of 141 Full Time Equivalent (FTE) jobs in the Adelaide Hills
SAGR on average over the three years of construction.
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Statewide, the development is expected to contribute Gross State Product (GSP) of $87.1m and household
income of $57.3m to the South Australian economy. Additionally, the proposed development will support
the employment of 240 FTE jobs in the state on average, over the three years of construction. These
estimates include the construction of the development and flow-on effects in the broader economy.

By the tenth year of operation, the development is expected to contribute GRP of $32.0m, household income
of $12.6m, and support the employment of 225 FTE jobs annually in the Adelaide Hills economy. This
includes the operation of the estate, associated tourism expenditure at other businesses, and flow-on
effects in the broader economy.

Statewide, the development is expected to contribute GSP of $40.3m, household income of $16.7m, and
support the employment of 261 FTE jobs annually in the South Australian economy by the tenth year of
operation. This includes the operation of the estate, associated tourism expenditure at other businesses,
and flow-on effects in the broader economy.

The impacts on the local and state economy arising from this project are vast. It will result in a positive
economic impact.

4.2 Design/ Visual Amenity

Critical

The Architectural Design Statement (Appendix L) prepared by RArchitecture provides a summary of:
e the design philosophy,

e the evolution of proposed development (including options explored and discounted) from the initial
concept to the final design with reference to the Design Review Panel process which the Proponent
undertook,

e site access,

e servicing strategy, including emergency access,
e building site selection,

e built form and visual impact,

e materiality,

e landscaping, including proposed development's response to the unique landscape setting and any
work in the public realm,

e Environmentally Sustainable Design,

e universal/equitable access,

e adaptive reuse of the Local Heritage Place — the Perfumery.

Reference to the Architectural Design Statement (Appendix L) should be had to understand how the

design has evolved with regard to the above. The Proponent participated in the State Government led
Design Review Panel process which facilitated positive design outcomes.
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A visual impact analysis is provided which considers near and distant views. The visual impact analysis
finds that the cumulative visual impact of the proposed development is ‘medium’. A degree of visual
impact is anticipated in a development of this scale. The architectural response sought to minimise visual
impacts through:

e choice of materials, the use of timber cladding, curved precast concrete and slate cladding respond to
the sites natural surroundings,

e breaking up the building form into two parts to provide visual relief and provide a landscaped
backdrop,

e designing with the site’s topography to minimise views of the building form from external vantage
points.

The approach to avoid and minimise visual impacts through design results in a medium visual impact. This
is considered an appropriate level of impact because the siting, design and architecture responds to the
scenic, natural and topographic character of the area. The proposed visual impacts are considered
neutral.

4.3 Landscaping
Critical

The proposed landscape design sought to minimise the impacts of the built form through distinct
landscape typologies. These relate to the new tourist accommodation and facilities buildings and nearby
areas and the Perfumery Scent Garden.

No additional landscaping is proposed adjacent to the Pods as the understorey and smaller trees are
proposed to be removed due to Bushfire hazard. On-going management of the area adjacent to the Pods
is to be kept to managed grassland.

Particular care was also taken to preserve views to Mt George and to position the built form to reduce the
impact on views from the Heysen Trail. The choice of materials reflects the desire to blend the building
with its surroundings. The following extracts from the landscape design strategy detail approach to
planting, site design and materiality.
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FLEXIBLE OUTDOOR SEATING SPACES LAWN TERRACES ROOFTOP GREENING MOUNDED FEATURE PLANTERS

=

UPPER LEVEL DECKS + BALCONIES MEADOW PLANTING ORNAMENTAL TREES

P2 - SMALL BOARDWALK

P1- COMPACTED GRANULITIC PAVING LOW LEVEL NATIVE GRASSES

Source: Oxigen, 2022
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1 Entry stone walls (2000mm high)
2 Feature planting beds
3 Ornamental trees

Material and elements play

an important role in providing
amenity and contributing to
visual consistency throughout
the key sites.

= Paving and hardscape elements
ane of enduring quality enable safe
movement, are robust and low
maintenance.

— Public cutdoor spaces are — —
integrated through consistent P1+ P2 Stone / Precast pavers P3 - Concrete Hotmix Roads Corten Steel
materials and detadling.

— Locally sourced materials are used
where possible

— Materials are selected for their
durability and whale of life costing.

— High quality unit pavers — Honed and gritblast non-slip insitu — Sealed entry roads and carparks — Feature edging
= Stepping stones (Pods) concrete paving = Kerbless [ Flush Kerbs
— Used for paths, plazas and thresholds

‘W1 - Gabion Wall - Local Stone Compacted Sand / Gravel Paving Local Stone Timber
— Large walls where lang spans are — Local compacted sand — Festure paving, walls, edging, steps, — Class 1 seasoned hardwood or
required. — High quality unit pavers terraces thermally modified timber
— Used for pedestrianised areas {Pods) — Matural grey finish

= Used for decks, trims and fences

Source: Oxigen, 2022

Integration of the landscape design and architecture, aids in minimising the impact of the proposed
development. It does this through softening the appearance of the built form and integrating it with its
landscape context. The design achieves this through:

e Lawned terraces.

e Balcony planting.

e Balustrade planting.

e Rooftop ‘green roof’ sedum gardens.

e Entry and roadside planting.
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A site-wide approach to restoring creeks and waterways assists in improving the site’s overall ecology
and appearance. Integration with the Heysen Trail also sought to showcase the proposed development.
The following is proposed:

e Restoration to creek beds with revegetation along creek beds, with designated crossovers for walkers
and golf buggies.

e Existing lakes improved with planting to embankments and a small lookout deck integrated along the
connection to the Heysen Trail.

e Stormwater basin for water quality improvement.

The proposed stormwater detention basin, creek and lake restoration activities including planting natives
in the beds, erosion control works and creek crossings are water affecting activities that require a permit
under the Landscapes South Australia Act 2019 obtained from the Hills & Fleurieu Landscape Board. It is
anticipated that these activities will have a positive environmental outcome that comply with the Hills &
Fleurieu Water Affecting Activity Control Policy and Western Mt lofty Ranges Water Allocation Plan.

4.4 Traffic and Access
Critical

The proposed development results in an increase to the total number of vehicle movements and an
increase in car parking demand. Site access and car parking areas have been designed to accommodate
all anticipated vehicle types (including fire fighting vehicles) and car parking is provided in accordance
with demand. Assessment of both construction and operation traffic has been undertaken. A
comprehensive Traffic and Access Impact Statement has been prepared by Cirqa, the key findings of
which have been summarised below and an assessment made against the relevant Code provisions.

Operational Phase

Vehicle access to the site will be provided via the existing crossover on Golflinks Road. The internal
driveway facilitates access to the various parking areas present on the site and the pick up/drop off area
in front of the estate. The entrance has been designed to facilitate the ingress/egress of vehicles in a
forward direction. The existing access on Old Carey Gully Road will be improved to facilitate vehicle
access to the ‘perfumery’ building (previously a service vehicle entrance). Additional upgrades to Golflinks
Road were recommended by the traffic consultant including, improvements to the shoulder bends to
assist with the increase in vehicle movements and load. This would provide some mitigation to residents
within the locality.

Performance Outcome 5.1 of the General Development Policies (Transport, Access and Parking) of the
Code seeks:

PO 5.1 Sufficient on-site vehicle parking and specifically marked accessible car parking places are provided
to meet the needs of the development or land use having regard to factors that may support a
reduced on-site rate such as:

(a) availability of on-street car parking
(b) shared use of other parking areas

(c) in relation to a mixed-use development, where the hours of operation of commercial activities
complement the residential use of the site, the provision of vehicle parking may be shared.

(d) the adaptive reuse of a State or Local Heritage Place.
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Via an analysis of the land use, it was determined that the following spaces are required for each period:
e 187 parking spaces during the weekday evening peak.
e 196 spaces during the Saturday lunch period.

e 189 parking spaces during the weekend morning period.

The following car parking arrangement is proposed:
e 200 parking spaces provided with four spaces reserved for people with disabilities.
e Additional three spaces provided within the pick up/drop off area which can also accommodate buses.

e Provision for additional car parking adjacent to the ‘perfumery’ building.

The proposed number of car parking spaces will accommodate the anticipated demand generated by the
development (Cirqa, 2022).

All deliveries, services vehicles and refuse collection will occur via a dedicated service bay (with adequate
turn path space) within the eastern tourist accommodation building (refer pg. 8, Cirqa, 2022). This area
accommodates a vehicle length of 10.4 metres, facilitating a range of service vehicles.

The pick up/drop off area will facilitate the vehicle movements for large buses and CFS vehicles up to a
length of 12.5 metres (refer pg. 9, Cirqa, 2022).

Additional vehicle movements on Golflinks Road are proposed. The Traffic Impact Assessment at
Appendix |, finds that “while it is acknowledged that there will be an increase in movements on the
adjacent road network as a result of the proposal, it is considered that the traffic impacts will be within
acceptable levels and not result in significant impact on other road users in the vicinity of the site” (Cirqa,
2022).

The traffic, car parking and access impacts associated with the operation of the development have been
considered and they result in a neutral impact because:

e car parking can be accommodated on site,
e the largest vehicle to frequent the site can be accommodated,
e fire fighting vehicles can be accommodated; and

e whilst there is an increase in vehicle movements to the site, this will occur at a level appropriate to the
classification of the external road network and should not cause unreasonable levels of impact.

Construction Phase

It is anticipated that during the construction phase, 20 to 30 staff/trades will be on site each day. This will
result in up to 30 to 60 light vehicle movements per day and will be absorbed by the movement systems.
Vehicle types associated with the construction of the infrastructure (e.g demolition, earthmoving and
material delivery) are anticipated to be undertaken by vehicles with a length of up to 19 metres. These
vehicles will be able to enter and exit the site via the Old Carey Gully Road access to mitigate amenity
impacts on the sensitive receivers along Golflinks Road. Additional measures of mitigation regarding
vehicles during the construction phase is provided at Appendix T.
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In summary of the traffic, car parking and access arrangements for the proposed development during
construction and operation, the following is noted:

e Car parking is provided in accordance with likely demand, (neutral impact).

e Internal roads and manoeuvring areas have been designed to accommodate the largest vehicle to
frequent the site (neutral impact).

e Construction vehicles are diverted away from Golflinks Road to minimise impacts to these residents,
(neutral impact).

e The increased vehicle movements on the adjacent road network are considered to be “within
acceptable levels and not result in significant impact on other road users in the vicinity of the site”
(Cirga, 2022) (neutral impact).

4.5 Bushfire
Critical

The proposed development is located in a High Bushfire Risk Area under the Code and is in close proximity
to hazardous vegetation including the Mount George Conservation Park. Under the Adelaide Hills
Development Plan, the land was also High Bushfire Risk.

Ongoing engagement with the CFS informed the capacity and location of on-site fire water storage, the
location of the Pods and the proposed removal of under-storey vegetation. The removal of vegetation was
also subject to review by the Native Vegetation Council (NVC) and engagement with NVC was also
undertaken to balance the requirements of both agencies.

In the initial concept design, the Pods were located adjacent to the Mt George Conservation Park. Early
advice sought from the CFS suggested that this location was not suitable from a bushfire risk perspective.
The Proponent took this advice and relocated the Pods. Further, the number of Pods was reduced from 20
to 17.

To reduce impact to the Pods in the event of a bushfire event. All understorey and smaller trees are proposed
to be removed, together with 13 trees. The understorey will be managed grassland.

With regard to the tourist accommodation and golf club facilities building, an agreed setback distance of 35
metres and a suitable Bushfire Attack Level (BAL) of 19 was negotiated with the CFS. The setback to Mount
George Conservation Park is also proposed to be managed grassland.

A BAL Assessment provided at Appendix V provides a technical assessment with regard to bushfire. A
Bushfire Survival Plan (Appendix Q) and a Bushfire Management Strategy (Appendix Y) provide ongoing
management of the proposed development with regard to bushfire.

With the design recommendations, the proposed development results in neutral environmental impact with
regard to bushfire. The increase of patrons in a high bushfire area increases the risk of a negative social
and economic impact arising from the proposed development. The proposed management strategies
outlined in the Bushfire Survival Plan and Bushfire Management Strategy reduce this risk to an acceptable
level.
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4.6 Conservation
Medium

The Conservation values of the Mount George Conservation Park (MGCP) are not anticipated to be
impacted by the proposed development in terms of Aboriginal culture or flora and fauna. Two
assessments were undertaken taking into account the requirements of the EPBC Act, These are:

e Cultural Heritage Management Plan (CHMP) (Appendix N).

e Ecological Fauna and Flora Assessment was undertaken by EBS Ecology (Appendix O).

A Cultural heritage Management Plan (CHMP) to address the impacts of the development on the cultural
heritage of First Nations People. The CHMP Framework document sets out in detail how risk will be
managed and the controls that will be implemented to ensure that no damage is caused to Aboriginal
heritage during the construction and operational phases of the development. The CHMP will assist in
conserving Aboriginal culture throughout the project’s lifetime.

An Ecological Fauna and Flora Assessment was undertaken by EBS Ecology (Appendix O). The
Assessment identified that pockets of remnant native vegetation, scattered trees and planted landscaped
areas exist on the land. The Mount George Conservation Park (MGCP) is located directly adjacent to the
subject land which supports a large assembly of nationally and state significant flora and fauna. No
significant habitat loss or displacement was identified in the assessment. The Assessment found
“vegetation that remains in the Project Area [post development] is of high habitat value as it provides a
corridor for movement to better quality vegetation. Additionally, the remaining remnant scattered trees
contain a significant number of hollows, likely to be utilised by less conspicuous or nocturnal species and
utilised for nesting, either by birds or other fauna. With reference to the EPBC Act, nationally and state
significant flora and fauna will continue to be conserved post-development.

4.7 Environmental Sustainability
Medium

A Sustainability Strategy Report prepared by DSquared is provided at Appendix H. It provides
Sustainability Strategies and Ecologically Sustainable Design (ESD) initiatives for the proposed
development to reduce its impact on the environment in both construction and operation.

The proposed development is targeting a 5-star rating certification from the Green Building Council of
Australia. In doing so, a high degree of validity can be prescribed to the above ESD initiatives, ensuring
their implementation.

A suite of ESD initiatives have been integrated into the design - these are captured in the following extract
from the Sustainability Strategy:
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verified outcomes

gl’eenstqr _Green Star certification by the GBCA
. _Design Review before construction

_As-Built verification after Practical Completion

passive design
_north-facing orientation
_capture the winter sun
_shading from summer sun
_double-glazed facade
_natural ventilation and daylight

energy and carbon
_24% better than standard practice
_all-electric building (no gas)
_20% of energy from on-site renewables
_centralised air-conditioning approach
_10% less embodied carbon than standard practica

water
_33% better than standard practice
_rainwater harvesting
_water-efficient showers/taps/toilets
_native landscaping / drought-tolerant species

amenity & indoor environment
_daylight to Green Star standards
_natural ventilation to all hotel rooms
_thermal comfort verified by modelling
_connection to nature
_egym and wellness studio

These initiatives align with the Proponent’s objective to:

“prioritise to sustainable practices by improving the current natural resources at the property to
create a unique hospitality experience”.

The following passive design principles and clime-responsive techniques are integrated into the design:

e Buildings oriented toward the north which captures free heating from the winter sun with external
shade elements and balconies used to provide shade protection from the summer sun, reducing the
reliance on active climate control techniques.

e Facade shading elements and glazing specifications have been selected by energy performance
modelling and computer simulation techniques.

e A tailored approach has been taken regarding facade glazing. Solar heat gain coefficients have been
optimised for each building type to ensure a balance between summer and winter temperature
regulating.

e Air leakage pressure testing will be conducted on the external facade to ensure ideal air leakage rates,
significantly reducing air conditioning energy consumption.
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e Installation of a green roof, facade planters and extensive landscaping will provide a passive cooling
effect from water transpiration and act as a barrier.

e Completely electrified energy system with no fossil fuels or natural gas required.

e Installation of 300 solar voltaic panels on the rooftop at 330W per panel, providing 20% of the total
energy requirement of the building.

Additional sustainable practices will be incorporated in the hiring or local labour and materials as well as
selecting recycled materials and highly efficient water and electrical fittings.

The confluence of these actions and practices will reduce the energy consumption of proposed
development by 24% (and the carbon emissions from energy use by 18%) when compared to a reference
study from the National Construction Code.

The proposed development results in positive environmental impacts with regard to sustainability in the
built form. The integrated approach to incorporating these features into the design demonstrates how the
Proponent intends to prioritise sustainable practices.

4.8 Land Use
Medium
The land is located in the:

e Public Purpose Zone and the Public Purpose (Recreation and Sports) Policy Area in the Adelaide Hills
Development Plan (the Development Plan).

e Recreation Zone under the Code. No Sub-Zones apply to the land.

The Guidelines sought: “The Development Act 1993 requires the DR to state the consistency of the
expected effects of the proposed development: with the relevant Planning and Design Code policy....". The
Development Act 1993 (and the Development Plan) was in force when the project was declared a Major
Project. Since this time, the Planning, Development and Infrastructure Act, 2016 (and the Code) has been
enacted. A complexity exists in the application of legislation in this regard. The weight to be applied given
this policy landscape is at the discretion of the Minister of Planning as the Major Development assessment
process provides the most rigorous form of impact assessment which is highly interrogated.

Under the Development Plan, the tourist accommodation portion of the development would have been
considered a non-complying form of development. A Non-complying form of development underwent a
heightened level of assessment. Under the Code, the proposed development would be Performance
Assessed and all proposed land uses are envisaged.

The provisions of the Code have been given greater weight in this assessment. Desired Outcome (DO) 1
and PO 1.1 of the Zone seek:

DO 1: Provision of a range of accessible recreational facilities

PO 1.1: Development is associated with or ancillary to the primary purpose of structured, unstructured, active
and / or passive recreational facilities.

PO 1.6: Facilities that may attract longer-term stays may include complementary activities associated with
the principal recreational use of land, such as tourist accommodation.

(underlining emphasis added)
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The proposed development provides structured active recreation facilities, in the golf course and provides
complementary tourist accommodation. It is consistent with land use provisions of the Zone.

The primary use of the land is for a ‘golf course’ which is envisaged in DPF 1.1 of the Zone. DPF 1.1 also lists
the following acceptable land uses:

(n) shop ancillary to recreation facility

(v) tourist accommodation ancillary to recreation facility.

Golf courses and recreation facilities are not explicitly defined under the Code however the land has
existing use rights as a golf course with ancillary accommodation and ancillary pro-shop, function and
restaurant (shop) facilities. The continued use of the land for such purposes is consistent with DO 1, PO
1.1 and PO 1.6, as it principally remains a golf course with ancillary tourist accommodation offering.

The existing land uses will be intensified as part of the proposed development. To determine whether the
level of intensification is appropriate, a cumulative impact assessment which takes into account the
amenity of neighbouring properties was undertaken. Regard was had to visual, noise, traffic and lighting
impacts. A summary of this assessment is provided below:

Visual - As detailed in the visual analysis provided in the Architectural Design Statement (Appendix L),
the proposed development results in medium visual impact. This is based on an analysis of near and
distant views, both internal and external to the site. The visual impact to adjacent land users arising from
intensification of the existing land uses results in a medium visual impact. The visual impacts associated
with the development have minimal impact on adjacent neighbours, with the majority of visual impact
affecting users of the Heysen Trail (refer visual impact analysis, in the Architectural Design Statement -
Appendix L.

Traffic - As detailed in the traffic assessment section of this DR, the proposed development will not result
in adverse traffic impacts. Additional vehicle movements on Golflinks Road are proposed. The Traffic
Impact Assessment at Appendix |, finds that “while it is acknowledged that there will be an increase in
movements on the adjacent road network as a result of the proposal, it is considered that the traffic
impacts will be within acceptable levels and not result in significant impact on other road users in the
vicinity of the site”. The traffic impacts arising from the intensification of the existing land uses results in a
neutral impact to neighbours.

Lighting - The Proponent has not yet designed the lighting system - they are willing to accept a condition
of consent which seeks the provision of a lighting plan and demonstrates compliance with the relevant
standards in this regard. For the purposes of this assessment - it is assumed that the lighting system could
operate within acceptable levels if it is designed to comply with relevant standards. The lighting impacts
associated with the proposed development can be managed to result in neutral environmental impact.

Noise - A Noise Impact Assessment (NIA) has been provided in Appendix R. The NIA utilised a continuous
noise survey over a 5-day period with the receiver placed at the boundary of the nearest sensitive
receiver. The results of the survey were assessed against the noise criteria in the Planning and Design
Code and the SA EPA Environment Protection (Noise) Policy 2007. The report concluded that the predicted
noise levels at the nearest sensitive receiver will achieve the relevant criteria sought by the above sources
as long as each speaker is limited to 90dBA at a distance of one metre, based on all four speakers used.
This is a very high level of volume which would not be utilised during an event and therefore it is
considered that there will be no adverse impacts on sensitive receivers as a result of speaker usage.
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Additionally, the noise generated from patrons on both the terrace and inside the function hall was found
to have no effect on the nearest sensitive receiver, even under worst case meteorological conditions (i.e.
sound waves travelling further in lower pressure systems).

With reference to SA Planning and Design Code, nearby residential properties are located in two different
land zones — Rural Neighbourhood and Productive Rural Landscape. The closest residents are located on
land zoned Rural Neighbourhood. The indicative noise factors are 47dBA and 40dbA (day and night time)
as per EPA requirements. The site is in the Recreation Zone where there are no indicative noise factors
under EPA requirements. The NIA applied the most conservative case which assumed the same indicative
noise factors as per Rural Neighbourhood. It also based the assessment on the measured noise levels at
the proposed site. The nominated design criterion for continuous operational noise is achieved with this
criteria applied.

Mechanical services are currently being developed and detailed recommendation will be provided once it
is sufficiently developed. The NIA provides a note about the mechanical services assessment included in
Page 13.

The acoustic impacts arising from the intensification of the existing land uses results in a neutral
environmental impact to neighbours.

On review of the Code in response to land use and with reference to the impact assessment sought by
Guideline 8, the proposed land uses are acceptable. The level of impact arising from the intensification of
the existing land uses on the site results in:

e Medium visual impact,

e Neutral lighting impact (subject to further investigation and control to be enforced through conditions of
consent),

e Neutral traffic impact,

e Neutral noise impact.

Post development, the proposed level of amenity for neighbours should not be adversely affected in terms
of lighting, traffic and noise. A medium visual impact will occur, this is primarily as viewed from the Heysen
Trail and not by adjacent landowners.

4.9 Native Vegetation
Medium

Native vegetation is proposed to be removed to facilitate the development. The land is located in the
Native Vegetation Overlay and State Significant Native Vegetation Overlay under the Code. A total of
1.758 ha of native vegetation is proposed for clearance, including:

e 0.0.261 ha of VA Ala - Eucalyptus viminalis ssp. viminalis and Eucalyptus obliqua over Acacia
melanoxylon.

e 1.307 ha of VA Alb — Eucalyptus viminalis ssp. viminalis and Eucalyptus obliqua over Acacia
melanoxylon and degraded understorey.

e 0.091 ha of VA Alc - Eucalyptus viminalis ssp. viminalis +- Eucalyptus obliqua over exotic understorey.
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e 0.013 ha of VA A2 — Eucalyptus viminalis ssp. viminalis +- Eucalyptus obliqua over Pultenaea
daphnoides.

e 0.144 ha of VA A13 — Eucalyptus viminalis ssp. viminalis +- Eucalyptus obliqua +- Acacia Melanoxylon
over exotics

e A total of 57 scattered trees are proposed for removal within the Project Area, which includes 6 Acacia
melanoxylon (Blackwood), 23 Eucalyptus obliqua (Messmate Stringybark), one Eucalyptus viminalis
ssp. cygnetensis (Rough-bark Manna Gum) and 27 State Rare Eucalyptus viminalis ssp. viminalis
(Manna Gum) from poor to excellent in health.

The Level of clearance is Level 4.

The following Appendices provide a detailed assessment against the Native Vegetation Act 1991:
e Native Vegetation Data Clearance Report prepared by EBS Ecology (Appendix Z).
e Ecology Fauna and Flora Assessment prepared by EBS Ecology (Appendix O).

Additional assessment regarding significant and regulated trees proposed to be removed is provided in
the Tree Impact Assessment at Appendix G.

To offset the loss of native vegetation a payment of $439,095.19 , which includes a $22,891.21
administration fee is proposed to be paid into the Native Vegetation fund.

The proposed development results in neutral environmental impacts with regard to native vegetation
removal given this level of offset. For a full assessment of the issues reference should be had to the EBS
Ecology Report referenced above.

4.10 Native Fauna
Medium

A detailed fauna assessment is provided in Native Vegetation Data Clearance Report prepared by EBS
Ecology (Appendix Z).

A total of 22 fauna species were recorded within the Project Area, 20 were birds and two were mammails.
No fauna species listed under the EPBC Act were recorded within the Project Area. One fauna species
listed under the NPW Act as Rare was recorded in the Project Area:

e  Common Brushtail Possum (Trichosurus vulpecula).

This species was observed directly adjacent to the main building of the Golf Club.

One of the species recorded within the Project Area is introduced fauna:

e  Common Blackbird (Turdus merula).

Fauna species observed during the survey are provided in Appendix 3 of Appendix Z.

A range of Nationally threatened fauna species were assessed as likely to occur within the Project Area. A
total of 11 State listed fauna species that have records within 5 km of the Project Area were assessed as
highly likely / known or likely to occur within the Project Area. Reference should be had to Appendix Z for
detailed discussion on each of these species.
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The potential impacts to flora and fauna were assessed by EBS as:

“The Project Area is largely comprised of pockets of remnant native vegetation, scattered trees
and planted (amenity) vegetation associated with the golf course. MGCP is directly adjacent to the
Project Area and supports a large assemblage of both nationally and State listed flora and fauna
(DEH 2006). Few patches of naturally occurring native or remnant vegetation remain in the
landscape, and those that do are generally impacted at some level by weed invasion and lacking
an intact understorey. Regardless, vegetation that remains in the Project Area is of high habitat
value as it provides a corridor for movement to better quality vegetation. Additionally, the
remaining remnant scattered trees contain a significant number of hollows, likely to be utilised by
less conspicuous or nocturnal species and utilised for nesting, either by birds or other fauna”.

EBS provided the following recommendations and considerations to protect flora and fauna on site:

Retain high value vegetation where possible, particularly those areas assessed as having high fauna
habitat value (in particular trees/vegetation with a high biodiversity score and trees with hollows) and
consider Project design that avoids this constraint.

Utilise existing disturbed areas including areas defined as exotic vegetation for Project infrastructure
where possible. See Appendix 10 for a map and photographs of suggested areas and routes that
EBS recommends in order to avoid impact to native vegetation.

Ensure infrastructure is sufficiently located away from large remnant trees (i.e., a minimum of 10
metres away but preferably outside of the Tree Protection Zone (TPZ) of trees).

Ensure that the design and construction methods minimise impacts to all vegetation, as much as
possible, including impacts to the TPZ of large remnant trees.

Vegetation clearing required for the Project outside the parameters of maintenance activities would
require approval under the Native Vegetation Act 1991 (NV Act). This would require a Clearance
Data Report and a Clearing Application lodged with the Native Vegetation Council. The completion of
additional field work may also be required.

If native flora species that provide suitable resting, foraging and breeding areas for some fauna
species are impacted by works then a suitably qualified fauna spotter (or the likes) needs to assess
the presence of fauna prior to any flora removal.

Collate additional information to determine if a referral under the EPBC Act (i.e., undertake an EPBC
Self-assessment of MNES, conduct targeted threatened species surveys), is required.

Develop a Construction Environmental Management Plan (CEMP) for the construction phase of the
project that includes detailed strategies for the management of native vegetation and fauna. This
should include the management of Declared and Environmental weeds across the Project Area to
prevent their spread into surrounding areas as well as Phytophthora risk.

With these recommendations in place, the proposed development results in neutral environmental
impacts with regard to native fauna.
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4.11 Flooding and Water Quality
Medium

The proposed development is located within the Mount Lofty Ranges Catchment (Area 2) Overlay, which
seeks to ensure that development has a neutral or beneficial effect on the water quality harvested from
secondary reservoirs or diversion weir catchments. The Hazards (Flooding — Evidence —Required) Overlay
seeks the management of potential flooding of infrastructure and buildings.

The Stormwater Management Plan (Appendix U) and Integrated Water Management Plan (Appendix
DD) provide detail on:

e The effects on water quality and methods for managing this.
e How wastewater and effluent disposal will be managed.
e Minimising erosion to Cox Creek.

e The impacts of surface water to downstream flows and proposed mitigation methods.

Lake and dam levels will be managed through the pumping of stormwater storage ponds throughout the
golf course for use as irrigation. Weirs will manage peak levels within the lake which will feed into Cox
Creek when required.

Existing drainage pits and pipes will be retained and reused to minimise the construction impact. New
stormwater pipework will be laid within the building footprint and collect all rainwater runoff from storm
events up to the 10-year ARI level into a below ground drainage pipe. Roof runoff will be collected into
downpipes and stored in a retention tank within 100-year ARl overflows connected into the below ground
outlet drain.

As the proposed site is located within the Onkaparinga Catchment of the Western Mt Lofty Ranges
Prescribed Water Resources Area, the stormwater detention basin constitutes a water affecting activity
under the Landscape South Australia Act 2019. It is anticipated that the design of the basin complies with
the requirements set out in the Western Mt Lofty Ranges Water Allocation Plan — water storage and
diversion structures section specifically.

e Approximately 150m?® detention storage basin with a staged flow control over the outfall to Cox’s
Creek to limit post-development flow rates to pre-development flow rates. Detention volume will be
calculated and adjusted as necessary to ensure peak outflows do not exceed pore=development flow
rates for the minor and major storm events respectively.

e Minimum 300mm freeboard from peak 1% AEP storm event basin water level, to emergency overflow
weir to Cox Creek.

e Provision of 300mm of extended duration detention depth, sized to capture and treat the 3month ARI
(4EY AEP) storm event for all runoff from the ground surface areas of the basin.

e Provision of 200micron stormwater filter baskets within all stormwater inlet pits within the
development.

e Basin floor to be planted with effective nutrient removal native vegetation, deep filter media, transition
layers and drainage layers in accordance with EPA/Water Sensitive SA best practice guidelines.

e Provision of emergency overflow to Cox creek via a rock lined weir or similar approved to mitigate
erosion and protect the existing watercourse in the event of a blockage.
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The stormwater management system complies with the South Australian EPA water quality reduction
targets of:

e 80% retention of the typical urban annual load for Total Suspended Solids (TSS).
e 60% retention of the typical urban annual load for Total Phosphorus (TP).
e 45% retention of the typical urban annual load for Total Nitrogen (TN).

e 100% retention of the typical urban annual load for Gross Pollutants (litter).

All internal pipe specifications will be determined during the detailed design period of the development,
however, minimum requirements to manage a 10% AEP storm event and use of 225 minimum diameter
pipes will mitigate potential blockages and downstream flood risks. This will assist in protecting habitable
buildings (refer to the stormwater concept within the FMG Stormwater Management Report (Appendix
u)).

Overland flow paths divert surface water runoff towards the basin through naturally occurring
depressions in the topography to minimise the need for excavation.

The Pod’s will include individual retention/detention tanks as a self-sufficient unit. Discharge from these
pipes will be managed via a main collector pipe or discrete outlets to the bushland surrounding the units,
controlled by orifice and erosion protection elements. Post-development runoff will be managed with
1.5m?3 stormwater detention volume per Pod.

As a part of the Stormwater Management Report, a Cox Creek drain model was created to predict the
impacts of the development on the watercourse. Calculations indicate that the water depth of the
watercourse may approach an increase of 2.5 metres with a maximum velocity increase of 5m/s during a
1% AEP major storm event. Rock rip-rap will be placed along the banks of Cox creek to protect the banks
from erosion in a 1% AEP overflow event. Undertaking erosion control work within a watercourse
requires a permit under the Landscapes South Australia Act 2019 obtained from the Hills & Fleurieu
landscape Board. It is anticipated that these works with comply with the requirements set out in the Hills
& Fleurieu Water Affecting Activity Control Policy.

Cox Creek is at an elevation of 412m AHD when measured directly downhill from the proposed
development. The proposed development will be sited on elevations between 418-420m AHD (6-8 metres
above the creek). The potential 2.5 metre increase will not increase the risk of the entrance of flood waters
in the proposed development.

The proposed stormwater management system designs for post development peak flow to not exceed
pre-development peak flows in an equivalent storm event. This aims to protect patrons as well as
minimise erosion and water quality in Cox Creek. The management of pollutants within the stormwater
runoff has been considered with high importance and all EPA water quality targets are proposed to be
achieved.

Comparing the existing golf course operation and the proposed development, the management of flooding
and improvements to water quality, arising from the development are positive. The proposed development
provides appropriate flood mitigation and improves the quality of water prior to diversion to Cox Creek.
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4.12 Surface Water
Medium

The proposed development is located in the Onkaparinga (reservoir) catchment. Cox Creek runs through
the site. The proposed development has considered the potential for managing water resources through
the Integrated Water Management Plan (IWMP) at Appendix DD. It provides the management approach
to water supply, rainwater harvesting, stormwater, wastewater, and groundwater resources. The aim of
the. IWMP is to promote sustainable water use, minimize the impact of development on water resources,
and ensure the long-term availability and quality of water resources.

The IWMP is designed to comply with best practice guidelines and requirements, namely the South
Australian Environmental Protection Authority (EPA) and the SA Public Health wastewater requirements.
Given the technical nature of the proposed surface water management approach the following extract of
the IWMP is provided — for further detail reference should be made to the IWMP at Appendix DD:

“Under the proposed development, runoff from upstream catchments will be safely routed around
the east and west of the proposed building, mimicking existing conditions and protecting the
development from inundation. Runoff intercepted by the roof area will be harvested for reuse as
outlined within the Water Balance section of this report. Runoff captured at surface level within
the hotel will be collected into a minor stormwater pit and pipe network fitted with gross pollutant
intercepting baskets, or conveyed via overland flow during a major storm event, towards a
stormwater basin located adjacent Cox’s Creek. Within this basin a tertiary level water quality
improvement will be achieved through use of a bioretention raingarden capable of treating at least
the volume of runoff generated by the 4EY ARl in accordance with the EPA and Water Sensitive
SA best practice guidelines.

Stormwater collected into the basin will also be detained to ensure post-development peak runoff
does not exceed the pre-development peak runoff figures for the minor and major storm
respectively. The detention volume held within this basin during the 1% AEP storm event is
estimated to be in the order of 150m3. Should further investigations determine this basin is
required to be enlarged, sufficient room exists along the length of Cox’s creek to increase the basin
size. The basin is likely to be nominated beyond the 1% AEP flood level, however could be
designed to be adequately protected within the floodway if required.

All wastewater infrastructure, general waste infrastructure and equipment storage facilities will
be nominated within the footprint of the proposed hotel facility, which will be at or above the
minimum FFL of 419.80mAHD, and adequately protected from upstream catchments which will
be safely diverted around or away from the building along existing overland flow routes.

The detailed stormwater management plan can be found within Appendix C where further
calculations are provided.

A review of SARIG mapping suggests a depth to groundwater in the order of 5-10m throughout
the subject site. No works are proposed which will affect groundwater, however groundwater may
be encountered during construction depending on proposed footing systems”.

The report concludes that the proposed development can be suitably designed to manage water both on
site and within the surrounding catchment to mitigate negative effects on the environment. This was based
on consideration to the EPA, SA Health and WSAA code requirements, along with best practices for
stormwater management. The resultant impact is considered to be neutral to positive, given that within the
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stormwater basin, there are water quality improvement mechanisms proposed. Further, that the existing
infrastructure which is at the end of its useful life is proposed to be upgraded.

4.13 Heritage - First Nations People
Medium

A Cultural Heritage Management Plan (CHMP) is provided at Appendix N to plan for the management of
sites and places of Aboriginal heritage should these be encountered during construction and on-going.

The CHMP outlines how risk will be managed and the controls that will be implemented to ensure that no
damage is caused to Aboriginal heritage during the construction and operational phases of the
development. The methods and procedures outlined in the CHMP are informed by the Aboriginal Heritage
Act 1988 (AH Act). The AH Act does not mandate a requirement for a cultural heritage survey where
there is a low likelihood of disturbance of Aboriginal heritage. After a review of geotechnical survey data,
flora and fauna survey and the arborist survey, it was determined that this was the case for the proposed
development. Additionally, there are no Aboriginal places listed within the Australian Heritage Database
within or near the subject site.

Mitigative techniques and management controls which will be implemented to avoid and minimise impact
to Aboriginal cultural heritage values are as follows:

e Desktop assessment of registered and recorded sites via the Central Archive, including the Register of
Aboriginal Sites and Objects, maintained by the Attorney General's Department.

e Utilise previously disturbed areas for infrastructure wherever practicable.
e Induct all staff and contractors on cultural heritage prior to any onsite construction work.
e Undertake a cultural heritage survey with native title claimants, if required.

e Develop and implement a Cultural Heritage Management Plan detailing the procedures for the
identification, management and protection of Aboriginal cultural heritage sites including monitoring of
ground disturbance activities in agreed locations with relevant traditional owner representatives, if
required.

Construction Phase

During the construction phase of the proposed development, Aboriginal heritage protection and
management measures include:

e Ongoing heritage inductions to make all project personnel aware of Aboriginal heritage sites and
appropriate management procedures in place to avoid impact,

e Monitoring of construction works in higher sensitivity or higher risk locations by Kaurna Yerta Aboriginal
Corporation (KYAC) and Peramangk Peoples.

e Robust measures and procedures to address site discoveries during construction

e Where sites are identified during construction, Mount Lofty Golf Estate will aim to relocate works to
mitigate impact

e If works are unable to be relocated, Mount Lofty Golf Estate will work closely with interested parties
and the contractor to find a suitable solution in accordance with the requirements of the AH act.
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e At the conclusion of construction Mount Lofty Golf Estate intends to undertake a compliance audit to
ensure all heritage management conditions have been met and that the mitigation measures and
control operated effectively.

Operational Phase

Ongoing compliance with the AH Act in accordance with the operational heritage management system
(and any CHMP) in consultation with the KYAC will be practiced.

The above measures ensure that the project will avoid disturbing or damaging potential items of
Aboriginal cultural significance during both the construction and on-going operation phase, and respond
appropriately and responsibly in the case of any discovery event.

The CHMP provides the means for managing sites and places of Aboriginal heritage should these be
encountered during construction and on-going. With strict compliance to the CHMP, the proposed
development should result in neutral environmental impact with regard to Aboriginal Heritage. Opening the
dialogue between the Proponent and the KYAC is also intended to provide positive social impacts.

4.14 Heritage — European
Medium

The site contains a Local Heritage Place (‘the Perfumery’). The proposed development includes partial
demolition, restoration, conservation, reuse and new built form elements to the Perfumery. A Heritage
Impact Assessment (HIA) has been prepared (Appendix BB).

The Perfumery is currently used as the site maintenance building and office. It is dilapidated. The intent is
to restore the existing building to its original state (or as close as possible) to a Perfumery / retail café
space and construct an addition for use as a function space. Its refurbishment includes a new modern
structure which sits adjacent to the Perfumery building, providing additional amenity and dining spaces. A
Scent Garden adjacent the addition is also proposed. The materiality consists of glass and metal to
provide a contrast and clear modern addition to the existing stone Perfumery building.

The HIA details the following with regard to European heritage impact:

e The adaptive reuse of the Perfumery will help to preserve and protect it, and the inclusion of a scent
garden and orchard will establish a continued connection to its previous use as a local perfumery.

e Reusing the building will have long term benefits for the community as if the building cannot be
incorporated into the golf course redevelopment, it will continue to deteriorate.

e The site of the Perfumery works are not situated on any known or potentially significant archaeological
artefacts; however ground disturbance works may uncover artefacts relating to all stages of the
development of the project area. This aspect is covered in the Cultural Heritage Management Plan
(CHMP) at Appendix N. Which provides a procedure for management of uncovered archaeological
items.

e The proposed work will not have an adverse impact on the current heritage values of the building but
will rather enhance the heritage values (HIS, page 5).

The adaptive reuse of a local heritage item results in positive environmental, economic and social benefits.
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4.15 Waste Management — Stormwater and Construction and Operational
Environmental Management

Standard

This aspect of the proposed development has been addressed through the creation of the following
management plans:

e The Waste Minimisation and Management Plan - this plan identifies waste sources during the
construction and operation phases and outlines principles, procedures and on-going responsibilities of
managing and minimising the waste materials generated by the development.

e The Construction Environmental Management Plan - this plan identifies the environmental protection
measures, systems and tools to be implemented during the construction phase of the development.

e The Operational Environmental Management Plan - this plan employs a system for hazard and risk
identification training for all staff and construction personnel to ensure deliverance of mitigation
measures for the proposed development on-going.

These plans are discussed in detail in the following section of this DR. Adherence to the management
measures outlined in these plans is anticipated to result in neutral impact.

4.16 Effects on the Physical Environment
Standard

The proposed development results in cut and fill on the land which will alter the land as existing. Plans
detailing the extent of cut and fill are at Appendix U. These detail that the indicative estimated volumes of
cut and fill are:

e Cut:-15,838m3

e Fill: +3,008m3

e Net=12,829m?

The potential impacts to the natural topography of the land arising from cut and fill are:

e Alterations to surface water runoff - this is addressed in Appendix U the Stormwater Water
Management Plan. Improvements to stormwater management and quality compared to existing are of
note.

e Potential for increased sediment during construction - this is addressed in Appendix T the Construction
Environmental Management Plan (CEMP). This item will be managed on-going during construction.

e Potential for increased erosion during construction - this is addressed in Appendix T the Construction
Environmental Management Plan (CEMP). This item will be managed on-going during construction.

e Visual impacts resulting from changes to the landform - this is addressed in Appendix E through the
provision of soft landscaping and the level of impact quantified in the visual analysis provided in
Appendix L, the Architectural Design Statement. The visual impacts resulting from an altered land form
are screened by the development i.e. basement car parking. The land is already altered to
accommodate the golf course. Landscaping treatments and planting assist in reducing the visual
impacts to the landscape.
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The above impacts have been addressed in the various management plans appended to this DR. The
resultant impact from this part of the proposal is considered neutral. The proposed development will not
have a positive or negative impact on the physical environment in terms of land form.

4.17 Environment Food Production Area
Standard

The site is located within the Environment Food Production Area (EFPA) where productive agricultural land
is expected to be retained for such land uses and it is sought that land is not subdivided for residential
purposes. The site has an existing non-agricultural land use - The Stirling Golf Course. Future division of the
land would not result in additional loss of agricultural land and would not impact the EFPA. No residential
land uses are proposed as part of the development. The proposed land division seeks to formalise the tourist
accommodation, golf and golf course areas and provide rights of way access. This is proposed for leasing
purposes so that each area can be tenanted separately.

The resultant impact from this part of the proposal is neutral. It will not have a positive or negative impact
on the EFPA.
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5. Avoidance, Mitigation, Management and Control of
Adverse Effects

This DR is supported by a suite of environmental and operational management plans to assist in the on-
going management and mitigation of any potential impacts arising from the development. The
management plans provide the means to avoid environmental impact and outline processes and
procedures in the event that a risk arises.

The following management plans are appended to this DR:

e Waste Management and Minimisation Plan - Appendix ]

e Cultural Heritage Management Plan - Appendix N

e Hazard Management Plan - Appendix P

e Bushfire Survival Plan - Appendix Q

e Bushfire Management Strategy - Appendix Y

e Construction Environmental Management Plan - Appendix T
e Stormwater Management Plan - Appendix U

e Operational Environmental Management Plan - Appendix X

For each plan, a summary of the approach is provided below. For additional detail, reference should be
had to the relevant Appendices.

5.1 Waste Management and Minimisation Plan

The Waste Minimisation and Management Plan (Appendix J) details the proposed program for waste
minimisation, mitigation and monitoring during the construction and operational phases of the project.

The Waste Minimisation and Management Plan identifies waste sources during the construction and
operation phases and outlines principles, procedures and on-going responsibilities of managing and
minimising the waste materials generated by the development. These are best reflected by the priority
actions identified by the report which seek to:

e Avoid waste.
e Improve resource recovery.
e Increase use of recycled material and build demand and markets for recycled products.

e Better manage material flows to benefit human health and wellbeing, the environment, and the
economy.

e Improve information to support innovation, guide investment and enable informed consumer decisions.
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Figure 1 - Waste Management Hierarchy
(“South Australia Waste Strategy 2020-2025”, 2020)

Specifically, the head contractor and site manager will be responsible for:
e Clearly separating and defining waste materials to facilitate processing or recycling.
e Subcontractor coordination to maximise on-site reuse of waste materials.

e Regular monitoring of on-site activities to ensure every aspect of the WMMP is implemented.

During the operational phase, the building management and maintenance staff will be responsible for:
e Ensuring waste is separated and defined to facilitate appropriate treatment and transportation.

e Ensure waste areas and transfer pathways are inspected and cleaned routinely to minimise
contamination and keep hygienic.

e Ensure and uphold suitable waste training for all staff.

The Waste Minimisation and Management Report will be continuously updated and adapted to ensure
the efficient collection, storage and collection of waste throughout the duration of the use.

5.2 Cultural Heritage Management Plan

A Cultural Heritage Management Plan (CHMP) has been prepared by EBS Heritage and is provided at
Appendix N. The report provides an assessment of the impacts of the proposed development on the
cultural heritage of First Nations People. The CHMP:

e Demonstrates the commitment by Mount Lofty Golf Estate to consulting and working with the Kaurna
Yerta Aboriginal Corporation (KYAC, the registered native title body corporate for the Kaurna people.)
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e QOutlines how the Proponent will meet its statutory obligations under the Aboriginal Heritage Act 1988
(AH Act) in relation to the management and protection of Aboriginal cultural heritage.

e Demonstrates the measures that will be implemented to manage and protect Aboriginal cultural
heritage in the pre-construction, construction and operation phases of the project.

e Demonstrates the cultural heritage stop work/discovery and reporting procedures should Aboriginal
heritage be identified during either the construction of operational phases of the project.

5.3 Hazard Management Plan - Mount Lofty Golf Estate

A Hazards Management Plan has been prepared by Mount Lofty Golf Course Estate and is provided at
Appendix P. The purpose of the Hazards Management Plan is to establish and maintain an effective
health and safety management system. The report details a health and safety program which plans for
and manages hazards, safety responsibilities and emergencies. The key components of the health and
safety programs comprise:

e Training and supervision

e Written work procedures

e Hazard identification systems

e Workplace inspections

e Investigations of incidents and injuries

e Keeping records and monitoring effectiveness.

The on-going health and safety operations of the Mt Lofty Golf Course Estate will be upheld using the risk
management process, which is broken down into the following five steps:

e Step 1:Identify the hazards

e Step 2: Assess the risk

e Step 3: Risk priority score and identify the necessary action and response
e Step 4: Control the hazards

e Step 5: Review the process

These processes will ensure that the safety of guests and staff are prioritised as well as creating a well
educated culture of hazard management which will have broader benefits within the locality as potential
hazards are identified early and managed appropriately.

5.4 Bushfire Survival Plan

A Bushfire Survival Plan has been prepared by BSP Design provided at Appendix Q. The Survival Plan is
underpinned by the following priorities:

e Priority 1: Protection of Life - Ensures that all people who may be in danger are forewarned and that
action is taken to guarantee their safety (including evacuation), before any steps are taken to prevent
the spread of fire, secure assets or to fight the fire.
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e Priority 2: Prevent Spread of Fire - Once complete evacuation has occurred, trained staff will begin
preventing the spread of fire in the event that the Fire Service are unable to attend and a decision has
been made to stay and defend.

e Priority 3: Protect Assets - Once all safety measures have been initiated, the protection of the assets of
the estate can occur.

The Survival Plan also promotes the leave early approach to evacuation despite the buildings within the
estate being designed to withstand radiant heat and ember attack. There will be a Chief Warden at the
estate at all times during the bushfire season who will coordinate the time to leave early if required.

On days of catastrophic risk, the report promotes the decision to leave at the earliest possible time in order
to uphold priority 1.

Designated assembly points will be indicated on Emergency Evacuation Plans that will be displayed
throughout main buildings and inducing within all of the remote accommodation pods.

All staff will be instructed to manage guests under the guidance and instruction of the fire wardens.

The nearest designated safe precinct is the Stirling township, with the next alternative being Mount
Barker. Staff and guests will be transported through a mixture of shared and personal transportation.

Additionally, on days of catastrophic risk:

e All staff will be briefed of the predicted fire risk and are able to review the safety plan with a particular
emphasis on evacuation procedures and requirements.

e All expected guests will be contacted prior to their arrival to inform them of the fire danger with
alternative arrangements for their arrival to be made to suit the fire danger rate of the following three
days.

e Staff will inspect all rooms and ensure that windows are fully closed and that all external doors are
fully closed.

e The last resort refuge area will be equipped with bottled water supplies and towels which can be used
to provide relief from the raised temperatures.

e Allfire fighting equipment on site will be checked to ensure its operation and set up on standby for
immediate access when required.

e All ground will be checked for potential fuel sources such as leaf litter and cleared.

5.5 Bushfire Management Strategy

A Bushfire Management Strategy (BMS) has been prepared by BSP Design and is provided at Appendix
Y. The purpose of the BMS is to set guidelines regarding the processes and procedures in the preparation
for bushfires, particular responses and the actions required in the recovery following any bushfire event.
The BMS is intended to be a fluid document which will be reviewed on a regular basis and
amended/upgraded as necessary, particularly prior to any bushfire season. The key objectives of the BMS
are as follows:

e Preparation - which primarily involves managing fuel loads, vegetation, access tracks, staff resources
and any other arrangements to ensure that in the event of a bushfire all resources and services which
are required to cope with the effects of an event are efficiently mobilised and deployed.
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e Response - Encompasses actions taken in anticipation of, during and immediately after an event to
ensure that its effects are minimised and that the affected people are given immediate relief and
support.

e Recovery - is the restoring and improving of livelihoods and health as well as economic, physical,
social, cultural and environmental assets and working to avoid and reduce future disaster risk.
These objectives are achieved through the following initiatives:

e Establishment of an Emergency Planning Committee (EPC) who are responsible for the implementation
of the strategy and supervising emergency procedures.

e Mitigating the bushfire risk through vegetation management (refer Appendix A of the BMS).

e Asset management and record keeping to ensure all building specifications and materiality is easily
accessible and available to all staff and emergency services.

e Implementation of the Buffer Zones (p.12, BMS).

5.6 Construction Environmental Management Plan

A Construction Environmental Management Plan (CEMP) has been prepared by FMG Engineering and is
provided at Appendix T. The purpose of the report is to identify environmental protection measures,
systems and tools to be implemented during the construction phase of the development.

These initiatives are intended to mitigate and minimise adverse environmental impacts as a result of the
construction activities associated with the development. They are informed by the Guidelines for
Environmental Management of On-Site Remediation (SA EPA, 2019) and the Guidelines prescribed by the
SPC for the preparation of this development report. The CEMP is underpinned by the following objectives:

e To employ best management practices to ensure that the construction project meets environmental
legislative requirements.

e To employ best environmental management practices to ensure compliance with all planning
approvals and environmental authorisations.

e To employ best environmental management practices to minimise noise and vibration impacts.

e To apply best environmental management practice to soil and water quality management.

e To minimise air pollution from construction and associated activities.

e To protect any vegetation adjacent to the construction zone.

e To avoid pollution of the environment caused by fuels, oils or chemicals stored or used on the Project.
The report provides an in-depth analysis of potential risks and the associated mitigative actions which will
be employed during the construction phase to achieve the above objectives. It outlines the mandatory
training which will be provided in the forms of site induction, environmental management training and

‘toolbox’ training. The environmental management training will include incident reporting and response
procedures to assign responsibility and enforce management of environmental risk.
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5.7 Stormwater Management Plan

A Stormwater Management Plan (SMP) has been prepared by FMG Engineering and is provided at
Appendix U. The installation of a new detention and water quality improvement stormwater basin located
adjacent to Cox’s Creek will achieve the following performance requirements:

e Approximately 150m? detention storage with a staged flow control over the outfall to Cox’s creek to
limit post-development flow rates to pre-development flow rates. Detention volume will be calculated
and adjusted as necessary to ensure peak outflows do not exceed pre-development flow rates for the
minor and major storm events respectively.

e Minimum 300mm freeboard from peak 1% AEP storm event basin water level, to emergency overflow
weir to Cox creek.

e Provision of 300mm of extended duration detention depth, sized to capture and treat the 3mo ARI (4EY
AEP) storm event for all runoff from the ground surface areas of the basin.

e Provision of 200micron stormwater filter baskets within all stormwater inlet pits within the
development

e Basin floor to be planted with effective nutrient removal native vegetation, deep filter media, transition
layers and drainage layers in accordance with EPA/Water Sensitive SA best practice guidelines.

e Provision of emergency overflow to Cox creek via a rock lined weir or similar approved to mitigate
erosion and protect the existing watercourse in the event of a blockage.
Additionally, all buildings have been designed so that the finished floor levels are above flood level to

restrict the entrance of flood waters in the unlikely event of a flood.

The stormwater management system fully complies with the South Australian EPA water quality
reduction targets of:

e 80% retention of the typical urban annual load for Total Suspended Solids (TSS),
e 60% retention of the typical urban annual load for Total Phosphorus (TP),

e 45% retention of the typical urban annual load for Total Nitrogen (TN),

e 100% retention of the typical urban annual load for Gross Pollutants (litter).

As the proposed site is located within the Onkaparinga Catchment of the Western Mt Lofty Ranges
Prescribed Water Resources Area, the stormwater detention basin constitutes a water affecting activity
under the Landscape South Australia Act 2019. It is anticipated that the design of the basin complies with
the requirements set out in the Western Mt Lofty Ranges Water Allocation Plan — water storage and
diversion structures section specifically.

5.8 Operational Environmental Management Plan

An Operational Environmental Management Plan has been prepared by Environmental Projects and is
provided for at Appendix X. The OEMP employs a system for hazard and risk identification training for all
staff and construction personnel to ensure deliverance of mitigation measures.
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A Key Aspects, Potential Impacts and Risk Analysis matrix has been created (pg. 13, Environmental
Projects, 2022) which analyses the potential impacts, receptors, risk categorisation and mitigation
measures relating to the following items:

e Soil and groundwater.

e Stormwater, site erosion and sedimentation.

e Asbestos.

e Wind.

e Protection of trees and vegetation.

e Noise and vibrations.

The OEMP provides an integrated approach to the management of the proposed development during the
operational phase, its purpose is to capture the management measures outlined in the suite of
management plans appended to this DR. The OEMP provides the means to which the on-going

performance of the environmental aspects of the proposed development and its environment can be
measured, controlled and safeguarded.
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6. Conclusion

This DR was required due to the nature of the proposed development, the need for a broader assessment
and investigation. Of the 17 Guidelines, 5 were listed as requiring a critical level of assessment, 9 required
a medium level of assessment and 3 a standard level of assessment. On balance, the proposed
development results in neutral to positive environmental, social and economic impact.

In summary, the neutral impacts i.e. those which do not result in adverse amenity impact and/or can be
managed through avoidance, mitigation and/or control, are:

e Vegetation removal.

e Increased traffic movements to Golflinks Road.

e Increased demand for car parking.

e Increased vehicles using Old Carey Gully Road during construction.
e Increased number of people in High Risk Bushfire Area.

e Visual impacts from the Heysen Trail.

The positive impacts are:

e Improvement to landscape quality.

e Adaptive reuse of a local heritage item.

e Improvement to water quality treatment compared to pre-development.
e Better connectivity to Heysen Trail.

e Internal site upgrades to facilitate better accessibility for service vehicles and fire-fighting vehicles
compared to pre-development.

e Increased local employment during construction in the Adelaide Hills
e Increased employment during construction.

e Increased employment during operation.

e Minimal visual impact from Golflinks Road.

e Retention and improvement to the golf club as an important community asset which has positive social
impacts.

e Improved meeting facilities for great social and community interaction which has positive social
impacts.

e Promotion of golf in the area — a healthy pass-time which has social and economic benefits.
e Positive economic contribution to the Adelaide Hills economy during construction.
e Positive economic contribution to the States economy.

e Positive economic contribution to the Adelaide Hills economy.

The proposed development has demonstrable need in the Adelaide Hills. It is of high quality and design
and on balance, the additional investigations sought by SPC have been addressed in this DR. The Minister
for Planning can reasonably proceed this application to public exhibition.
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1. BACKGROUND

On 17 December 2020, the then Minister for Planning and Local Government (‘the Minister’) declared the Mount
Lofty Golf Estate to be assessed as a Major Development pursuant to Section 46 of the Development Act 1993
(the Act).

Section 46 of the Act ensures that matters affecting the environment, the community or the economy to a
significant extent, are fully examined and taken into account in the assessment of this proposal.

The State Planning Commission (SPC) is responsible for setting the level of assessment required (Environmental
Impact Statement, Public Environmental Report or Development Report) and provides Guidelines for the
preparation of the assessment document.

Due to the nature of proposal, the need for a broader assessment and investigation of the following is required:

e Tourist accommodation and associated land uses, including major events,

e Bushfire protection requirements,

e Native vegetation clearances requirements,

e The interface with the Mount George Conservation Park,

e The potential impacts on the Mount Lofty Ranges Watershed including water resources such as
watercourses, dam, lakes, wetlands and floodplains, and associated water quality,

e The impacts on the surrounding traffic networks during construction and operation, and

e Servicing and infrastructure required for the site.

The SPC has determined, subject to consideration of section 63 of the Development Regulations 2008 that the
proposal will be subject to the processes of a Development Report (DR), as set out in Section 46D of the Act. A
DR was considered appropriate due to the nature and scale of the issues to be investigated.

The Development Act 1993 requires that a DR be publicly exhibited for a period of at least 15 business days and
for a public meeting to be held during this period.

The SPC has now prepared Guidelines (this document) for the Mount Lofty Golf Estate and associated
infrastructure based upon the significant issues relating to the proposed development. The DR should be
prepared in accordance with these Guidelines and should describe what the proponent wants to do, what the
environmental effects will be and how the proponent intends to manage the project.

The DR should cover both the construction and ongoing operation of the development and, where possible,
should outline opportunities to incorporate best practice design and management.

For the purposes of environmental impact assessment under the Development Act 1993, the meaning of
‘environment’ is taken to include an assessment of environmental (biological and physical), social and economic
effects associated with the development and how those effects can be managed.

In this context, this document forms the guidelines as set by the SPC specifically prepared for this application.
The guidelines have been developed to properly define the expected impacts (extent, nature and significance)
associated with the proposal in the manner suggested, the proposed mitigation strategies, and on balance
whether such impacts are acceptable.
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2. DESCRIPTION OF PROPOSAL

The proponent of the proposed development is the Mt Lofty Golf Estate Pty Ltd. The site is described as
Allotment 53 in Deposited Plan 59212 (Certificate of Title: CT 5891/805). A proposed site plan is included in
Appendix 1.

The proponent seeks to undertake works at the existing Stirling Golf Club incorporating the following:

e The construction of tourist accommodation in a new hotel building (3 to 5 levels), 20 private retreats
(pods) and one service pod,

e New clubhouse facility and pro-shop, administration areas and change rooms,

e Retention and improvements to the 18-hole golf course,

e Conservation works and adaptive reuse of a local heritage place to accommodate a multipurpose café,
retail and function space,

e  Car parking for 200 spaces in two parking areas, and
e Tree removal (including native vegetation) and associated landscaping.

An emergency access would be formalised via the western entry at Golf Links Road.

The estimated minimum project cost is anticipated to be approximately $40 million.
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3. MAIJOR DEVELOPMENT PROCESS AND ROLE OF GUIDELINES

The Major Development assessment process enables the Minister for Planning to utilise impact assessment as a
strategic tool.

Impact assessment enables the holistic consideration of proposals that might otherwise be of a nature or scale
that is not expected through the regular development assessment process and/or Planning and Design Code.

The major development assessment process has several steps:

MAJOR-DEVELOPMENT-DECLARED-
(BY-MINISTER)

DEVELOPMENT-APPLICATION-
LODGED-BY-PROPONENT-

GUIDELINESY
(PREPARED:-BY-SPC-y
--developed-with-input-from-
Agencies)T

PROPONENTS-REPORT-PREPARED

PUBLIC, -COUNCIL-&-AGENCY-
CONSULTATION

RESPONSE-DOCUMENT-
BY-PROPONENT:

Addressing-issues-raised-through;
consultation

|

ASSESSMENT-REPORT-
BY-SPC

|

FINAL-DECISION

BY-MINISTER

These Guidelines are prepared to inform the preparation of the DR. They set out the assessment issues
associated with the proposal along with their scale of risk as determined by the SPC.
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A DR must be prepared by the proponent in accordance with the Guidelines and should specifically address each
guideline.

Each guideline is intended to be outcome focused and may be accompanied by suggested assessment
approaches. These suggestions are not exhaustive and may be just one of a wide range of methods to consider
and respond to a particular guideline.

The DR should detail any expected environmental, social and economic effects of the development, and the
extent to which the development is consistent with the provisions of the Planning and Design Code, the State
Planning Policy and any matter prescribed by the Regulations under the Act.

Whilst not mandatory for this DR, due to it being declared under the Development Act, the DR may also address
the State Planning Policies given they are now a relevant planning instrument.

The completed DR is submitted (by the proponent) to the Minister for public release and is subsequently referred
to the relevant Council and government agencies for comment.

An opportunity for public comment will occur when the completed DR is released. Public exhibition is
undertaken for a minimum period of 15 business days, however the Minister for Planning has the power to
extend this if necessary. An advertisement will be placed in the Advertiser, The Courier (Mount Barker) and on
the SA Planning Portal inviting submissions.

Copies of the submissions from the public, relevant Council and government agencies will be provided to the
proponent. The proponent must then prepare a ‘Response Document’ to address the matters raised during the
public exhibition period.

An Assessment Report is then prepared by the SPC. The Assessment Report and the Response Document will be
available for inspection and purchase at a place and period, determined by the Minister.

Availability of each of these documents will be notified by advertisements in The Advertiser, The Courier (Mount
Barker) and on the Plan SA Portal inviting submissions. A copy of the DR, Response Document and the
Assessment Report will be provided to the relevant Council.

In deciding whether the proposal will be approved and any conditions that will apply, the Minister for Planning
must have regard to:

e provisions of the appropriate Planning and Design Code

e the Development Act 1993 and Development Regulations 2008

e if relevant, the Building Code of Australia

e the South Australian Planning Strategy

e the DR, Response Document and the State Planning Commission’s Assessment Report

e Landscape South Australia Act 2019 — Water Affecting Activity Control Policy and Western Mount Lofty
Ranges Water Allocation plan

e if relevant, the Environment Protection Act 1993 and any other relevant government policy and/or
legislation.

The Minister can at any time indicate that the development will not be granted authorisation. This may occur if
the development is inappropriate or cannot be properly managed. This is commonly referred to as an early no.
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4. DEVELOPMENT REPORT (DR)

The DR will be presented in terms that are readily understood by the general reader. Technical details should be
included in the appendices.

The report will include the following:

Summary

The DR should include a concise summary of the matters set out in Section 46D of the Development Act
1993 and include all aspects covered under the headings set out in the Guidelines, in order for the
reader to obtain a quick but thorough understanding of the proposal and the resulting environmental
impacts.

Introduction
The introduction to the DR should cover the following:
e background to, and objectives of, the proposed development,
e details of the proponent,
e staging and timing of the proposal, including expected dates for construction and operation,
e relevant legislative requirements and decision making processes, and
e purpose and description of the DR process.

Need for the Proposal
A statement of the objectives and justification for the proposal, including:
e the specific objectives that the proposal is intended to meet, including market requirements,
e expected local, regional and state benefits and costs, including those that cannot be
adequately described in monetary or physical terms (e.g. effects on visual amenity), and
e a summary of environmental, economic and social arguments to support the proposal,
including the consequences of not proceeding with the proposal.

Description of the Proposal
The description of the proposal should include the following information:

e the nature of the proposal and location,

e site selection and justification provided as to the suitability of the site,

e site layout plans (including indicative land division plan),

e adescription of the existing environment (including the immediate and broader location),

e adescription of the current land use activities occurring in the area,

e details of all buildings and structures associated with the proposed development and
structures to be demolished,

e details of any other infrastructure requirements and availability,

e  details of the construction methods to be used,

e details of the operation of the proposed development, including proposed maintenance
programs,

e the relevant Planning and Design Code zones,

e identification of the nearest sensitive receivers and their distances from various site activities
that have potential to cause off-site impacts,

e management arrangements for the construction and operational phases (including
Environmental Management and Monitoring Plans),

e the construction and commissioning timeframes (including staging), and

e acontingency plan for delays in construction.

Assessment of expected environmental, social and economic effects

The assessment of effects should include all issues identified in these Guidelines and cross referenced
to supporting technical references.
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Avoidance, Mitigation, Management and Control of adverse effects

The proponent’s commitment to meet conditions proposed to avoid, mitigate, satisfactorily manage
and/or control any potentially adverse impacts of the development on the physical, social or economic
environment, must be clearly stated as part of the DR.

The design of the proposal should be flexible enough to incorporate changes to minimise any impacts
highlighted by this evaluation or post-operation monitoring programs.

Consistency with Government policy
The Development Act 1993 requires the DR to state the consistency of the expected effects of the
proposed development:

e with the relevant Planning and Design Code policy and Planning Strategy,

e with the objects of the Environment Protection Act 1993, the general environmental duty and
relevant environment protection policies,

e water affecting activities in accordance with the Landscape South Australia Act 2019, and

e native vegetation clearance in accordance with the Native Vegetation Act 1991.

Plans and Forms

Current Certificate(s) of Title.

Context and locality plans should illustrate and analyse the existing environment and site
conditions and the relationship of the proposal to surrounding land, buildings and waters. The plan
should be drawn to a large scale and be readily legible. The plan(s) should indicate:

- any neighbouring buildings, infrastructure or facilities, including identification of all nearest
sensitive receivers and their distances from proposed activities that may pose air and noise
impacts, and the likely use of existing or proposed neighbouring buildings (e.g. dwellings),

- location of any watercourse, dams, underground wells and/or any other environmentally
sensitive areas,

- location of any State or Local Heritage Places and cultural heritage areas in relation to the
site,

- separation distances from the main building complex to any existing vegetation that poses a
fire hazard,

- location of existing native vegetation, regulated or significant trees (including those on
Council land that will be affected by the proposal),

- known sites for protected, threatened or vulnerable species, including migratory species, on
the site, the adjoining land,

- existing roads and access tracks (public and private), and

- any other information that would help to set the context for the locality.

Site plan(s) (drawn at a scale of 1:1000 or 1:2000) clearly indicating all proposed buildings,
structures and landscape works with individual development sites drawn at a scale of 1:500.

Site plan(s) outlining the location(s) of firefighting water sources, including capacity, locations of
outlets and access for fire fighting vehicles.

Elevations (drawn at a scale of 1:100 or 1:200) of all sides of buildings and other structures, with
levels and height dimensions provided in Australian Height Datum, existing tree canopy and

landscape.

Cross sections of buildings and other structures, including ground levels, floor levels, ceiling heights
and maximum height in Australian Height Datum, existing tree canopy and landscape.

A schedule of external materials, finishes and colours, supported by a physical materials sample
board.
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Coloured high resolution perspectives of the proposal shown in context from various locations,
including longer views from strategic approaches to the site.

Landscaping plan(s), including the incorporation of any native vegetation or significant trees on
the site and/or adjoining land.

Electricity powerline survey plan that shows indicative high voltage powerline easement corridor
and the location of towers within easement.

Sequencing and staging plans if staged Building Rules Consent is to be sought.

Any technical or engineering drawings and specifications including geotechnical data.

Specialist Reports and Details

A Design Statement outlining the design philosophy proposed the evolution of the proposal

(including options explored and discounted) from the initial concept to the final design, and

addressing the following matters from a design perspective:

- Site access, circulation and way finding strategy (for the variety of public users and modes of
transport),

- Servicing strategy, including emergency access,

- Building site selection,

- Built form and visual impact,

- Materiality,

- Landscaping, including the proposal’s response to the unique landscape setting and any work
in the public realm,

- Environmentally Sustainable Design,

- Universal/equitable access, and

- Adaptive reuse of the Local Heritage Place

A report on Environmentally Sustainable Design which outlines environmentally sustainable
design measures, including any water sensitive design and renewable energy initiatives proposed.

An Economic Impact Assessment that describes the existing environment in which the project is
set and assesses the magnitude of change to the economic environment resulting from the
project.

A Hazard Management Plan that considers the risks and hazards associated with all components
of, and activities associated with, the proposed development. The plan is to address public and
workplace safety and emergency response strategies.

A Bushfire Management Strategy to include the following:

- The provision of firefighting water supplies, pumps and firehose reels,

- A Bushfire Survival Plan (BSP), including emergency procedures, the identification of
evacuation triggers and potential reduction of operating hours or closures on days of
heightened fire danger,

- Training and practicing of emergency procedures for all staff, and

- Measures to minimise fire risk, including landscaping and vegetation management to reduce
fire risk.

A Fauna and Flora Assessment and Management Plan, (including a Native Vegetation Clearance
Data Report) prepared by an Accredited Consultant approved by the Native Vegetation Council.
The assessment should undertake a survey of the vegetation and fauna (including EPBC Act Listed
threatened species and communities), detail compliance with the impact mitigation hierarchy and
describe how the significant environmental benefit would be achieved. A landscaping plan should
include including details about vegetation clearance and maintenance around the accommodation
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pods and the main building complex and any clearance required due to other structures / access
arrangements (including on Council land).

A Transport and Access Impact Assessment prepared by a suitably qualified traffic and access
engineer. The assessment should evaluate current and proposed access arrangements including
the effect on the arterial road network and car parking, as well as vehicle interface with the local
road network. The impacts on the arterial and local road networks are to be considered to an
extent which encompasses Stirling Township. Any assessment must include the traffic and access
impact for the construction period as well as any ongoing operations and maintenance including
details of the transport vehicle sizes and movements outside of normal gazetted heavy vehicles
and how any impacts will be minimised and / or mitigated.

A Cultural Heritage Management Plan (CHMP) prepared by an appropriately qualified heritage
expert that includes an assessment of the potential impact of the proposal on First Nation peoples
cultures and the wider community heritage. The CHMP must outline measures to be taken before,
during and after the proposed development to manage and protect First Nation peoples cultural
and the wider community heritage. The CHMP should include a cultural heritage survey identifying
areas of First Nation people’s significance. This survey should identify any archaeological,
anthropological or historical sites, or sites of significance according to First Nation people’s
tradition.

A Heritage Impact Statement (HIS) prepared by an appropriately qualified heritage expert, that
includes an assessment of the Local Heritage Place including research to review and confirm the
extent of listing, detailed description of the proposed conservation, reconstruction and new work
to the Local Heritage Place (including proposed adjacent built form elements or additional services
infrastructure), and the heritage impact of these works on the heritage and cultural values of the
Local Heritage Place.

A Waste Management and Minimisation Plan (for demolition, construction and operation)
detailing the sources of waste (including spoil and removed vegetation), the location of waste
management storage areas (including the separation of waste streams, such as recyclables, hard
waste and e-waste) and disposal facilities located on site or within laydown areas and provide
details of how these facilities will be serviced. The plan should assess the impact on the local waste
management and disposal facilities. The plan should also document the decommissioning and
rehabilitation strategy for the development.

A Soil Erosion and Drainage Management Plan which describes the site characteristics, including
the existing topography and stormwater runoff characteristics. The plan should describe the
measures proposed to prevent soil erosion and contaminated runoff from leaving the site during
construction (including any opportunities for retention and reuse). The Plan should describe the
drainage management to prevent contamination of groundwater on site.

A Surface Water Management Plan, which describes proposed activities on water resources such
as watercourses, lakes, floodplains, springs, wetlands, waterholes and surface water storage
structures such as the construction, modification or removal of dams or basins. The plan should
detail how these activities will be carried out, materials to be used (including specifications) and
machinery/tools required to carry out the works. The anticipated impacts of these activities and
the measures and actions proposed to reduce or mitigate the impact on the stability and integrity
of the water resources are to be addressed. These activities must meet requirements as set out in
the Hills and Fleurieu Water Affecting Activity Control Policy and or Western Mount Lofty Ranges
Water Allocation Plan. Information about WAA including specific examples can be found here:
https://www.landscape.sa.gov.au/hf/water/managing-water/water-affecting-activities

Integrated Water Management Plan (IWMP) that incorporates measures and actions to address
(but not be limited to) the following issues:
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- Site plan identifying all water related features and infrastructure for the storage, treatment
and/or reuse of potable water, stormwater, wastewater and irrigation water.

- Water balance information, including the total water needs of all components of the
development.

- Total wastewater generation from the development (based on projected wastewater volumes
per day).

- A description of how all wastewater is collected, managed and relayed/discharged to the
Adelaide Hills Council CWMS connection point on Golflinks Road (including computations to
demonstrate acceptable control discharge to the effluent treatment facility at Stirling and
details of any upgrades to the system that may be required).

- Predicted stormwater generation volumes and details of stormwater quality improvements,
including the location and sizing of bio-retention swales and basins, anticipated quality
improvements and details of any other proposed stormwater quality treatment features.

- Contingencies to address any detrimental effects, especially on local hydrology.

e Construction Environmental Management Plan (CEMP) that documents proposed construction
phase measures to minimise potential impacts on the environment, including hazards and risks,
proposed mitigation measures and any residual risks and incorporates measures and actions to
address (but not be limited to) the following matters:

- Construction noise management (e.g. from machinery noise),

- Air emissions (e.g. from dust),

- Waste Management strategies detailing the collection, storage and disposal of construction
waste to comply with the Environment Protection (Waste to Resources) Policy 2010,

- Dilapidation report,

- Construction wastewater collection and treatment to ensure that the general obligations of
the Environment Protection (Water Quality) Policy 2015 and SA Public Health (Wastewater)
Regulations 2013 are met,

- Prevention of soil erosion and treatment of polluted stormwater prior to discharge from the
site (including any opportunities for retention and reuse),

- Communication and complaint resolution,

- Emergency and evacuation procedures including a Fire Management Plan, prepared in
consultation with the Country Fire Service, and

- Monitoring program to monitor those items listed above.

e An Operational Environmental Management Plan (OEMP) that describes how operations, will be
managed to mitigate negative impacts to the environment, and public health and the amenity,
and how any ongoing environmental management requirements will be implemented and
monitored.

e Details of Site Services and Infrastructure including utility services (water, gas, electricity,
domestic and commercial / industrial wastewater treatment and disposal, drainage, trenches or
conduits); location of ground and roof plant and equipment (fire booster; electricity transformer;
air conditioning; solar panels etc.).

e Noise assessment prepared by an acoustic engineer to moderate external and environmental
noise disturbance and amenity impacts for future occupants of the development, but also other
sensitive uses within the immediate area because of the proposed development.

e Social Impact Statement that describes the characteristics and demographics of the local and
regional community (including neighbouring land owners and land uses) and the impacts on
affected groups of people (such as their way of life, life chances, health and culture).

Sources of Information
e All sources of information (e.g. reference documents, literature services, research projects,
authorities consulted) should be fully referenced, and reference should be made to any
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uncertainties in knowledge. Where judgements are made, or opinions given, these need to be
clearly identified as such, and the basis on which these judgements or opinions are made need to
be justified. The expertise of those making the judgements including the qualifications of
consultants and authorities should also be provided.

Any technical and additional information relevant to the DR that is not included in the text should
be included in appendices.
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5. ASSESSMENT

Impact assessment is an important tool that enables the consideration of projects that might otherwise struggle
to be addressed properly or fairly under the ‘normal’ assessment system.

In setting these Guidelines, the State Planning Commission has considered the scale of issues associated with
the project and determined whether they represent issues or opportunities. The potential impacts and issues
have then been organised according to the level of work and type of attention required by the proponent: either
standard, medium or critical:

e  Where the issue is well known and the response is well understood then the risk assessment is classed
as ‘standard’

e  Where work is required to address the issue but the risk is likely to be manageable with additional
information then the risk assessment is classed as ‘medium’.

e  Whereinformation about the issue is lacking and the response is unclear, the issue is classed as ‘critical’.

. A Critical and
. Lac:' of | ——— Cumulative ——» Medium lIssues
nrormaton
Ongoing | ——_ Enviro
"*m\“ Impact
Enviro
(detailed investigation) | Project . OPW““"“Y
b o c Life
3 | 2 2 [E ot:|a|t
D - . Impac
% 2 S Start Up Social
S | = Oppoartunity
7] =
]
- l Medium Economic
I {model/poer assass) Stage Impact
l @ Economic
Event Opporiunlt:.r
B Unc; . Site Localily Region State
Understood Response Outcome Extent

The issues and impacts identified by the Commission as requiring standard, medium or critical level assessment
are listed below. Each requirement includes a description of the issue/impact and a description of the action or
investigation needed.

To assist with the assessment of the DR the proponent is requested to provide a table (as an appendix) that cross
references each Guideline requirement (action or investigation needed) with the relevant section and page of
the DR.

NOTE: The investigative requirements of the DR do not negate the need for the proponent to obtain all necessary
licences, permits and/or management plans prior to undertaking any investigations or works in relation to this
DR. It also does not negate the need for the proponent to comply with any legislative obligations or duty of care
under the relevant legislation.
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development that will celebrate and
enhance the landscape setting. This

architectural response to the land.

to ensure the landscape and natural
environment informs all aspects of

Risk Scale Level of assessment
No Issue/Impact Description Issue/Impact Response Duration Extent
1. Tourism and The proposal will have an impact on the | The proposal has the potential to | Demonstration of how the proposal | Ongoing Locality, Regional | The proposal will attract local,
economic local and State’s economy during | significantly boost the local and state | is likely to have a positive economic and State regional, interstate and
development and job | construction and operations and may result | economy through local, regional, | impact on the locality and for job international visitors. This has
creation in immediate and long terms effects on | interstate and potentially international | creation during construction and the potential to boost the local
residents, businesses and surrounding | tourism. ongoing and for the locality economy, particularly if local
uses. community (spin-off from increased produce and employment is
The proposal will have a positive impact | visitors to the region), including how sourced
The development will create jobs for | interms of job creation from an ongoing | it will be complementary to existing =CRITICAL
various occupations associated with the | perspective and during construction. tourist accommodation offerings in
golf course and its upkeep, tourist close proximity
accommodation, functions, events and also | The proposal will be ancillary to
during construction. The proponent advises | surrounding tourist accommodation.
that food, services and employment
opportunities will be sourced locally, where
possible.
From an economic perspective the
proponent has advised the total capital
expenditure for the proposal is some $35
million. In addition there will be broader
economic benefits to the local Adelaide
Hills community
2. Design / Visual The proposed development is located in | The need for a high quality design thatis | The proponent has engaged in the | Ongoing Locality and | Theissue is well understood but
amenity the Mt Lofty Ranges and requires a bespoke | complementary to the locality and | Design Review process and the Regional the response requires further
approach to the siting, design and | maximising views to and from the | design is well progressed. Further design resolution with the need
architecture in response to the scenic value | buildings is well understood. design resolution is required as the for further assessment on the
and natural character of the area. development progresses. bespoke requirements.
The contextual setting in a peri-urban
landscape is well understood. In addition to the elevations and site The extent of the impacts
plans the documentation should beyond the subject site requires
Further consideration and details will be | include an analysis of the visual assessment.
required on aspects of the architectural | impact (near and distant views). = CRITICAL
response and impacts on surrounding
sensitive land uses. In principle support is given for
robust and genuine materials — the
description of the final selection of
materials and finishes will be
required in the report.
3. Landscaping The proposal is for a high quality Integration with the landscape into the | Continued collaboration with the | Ongoing Locality and | The response requires further
hospitality and recreation focused built form to minimise the impact of the | local landscape architect is required Regional design resolution with the need

for further assessment on the
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proximity to hazardous vegetation,
including Mount George Conservation Park.

proposed development. The main hotel
complex and the tourist accommodation
pods are at high risk of being impacted by
bushfires unless mitigation strategies,
including siting away from hazardous
vegetation and landscaping and
vegetation clearance to reduce bushfire
risk are introduced.

mitigation strategies.

Suitable separation distances are

needed from the forest vegetati
east, south east and south of t

main hotel complex to achieve BAL
29, BAL 19 or BAL 12.5. A change to
the siting of the building and/or

vegetation clearance may

needed to achieve a minimum
requirement of BAL 29 (BAL 12.5 is
the preferred option). Plans clearly

need to outline these separati

distances and how they will be

achieved.

on
he

be

on

‘ ‘ Risk ‘ Scale Level of assessment

No Issue/Impact Description Issue/Impact Response Duration Extent
development presents a significant Connectivity within and beyond the site | the architectural response to integration of the development
opportunity due to its location and unique should be explored, including | minimise the impact of an into the landscape.
landscape setting and has the potential to connections with existing walking trails. architectural response to the land. = CRITICAL
become a leading precedent for
developments of this kind.

4. Traffic and access The proposal significantly increases vehicle | The site is located near residential | A detailed traffic assessment is Ongoing and Locality and The proposal requires ongoing
movements to the site, with the increase in | properties with access from a local road | required for the immediate locality during Regional access for  visitors and
visitors and employees and service | to the golf course, which also provides | and the wider area. Traffic construction employees to the site and also
vehicles. The proposal includes a 200 space | access for residents. These residents | management strategies will be for the transportation of
car park. may be impacted from the increase in | required to be putin place. This infrastructure and construction

traffic movement as a result of the | includes everyday operation of the materials and ongoing access for
The proposal also includes a function | development — this includes normal | Golf course, functions and special materials and workforce
facility and the occasional large events | operation of the golf course, functions | events. The conflicts with the attendance.
which will increase demand for vehicular | and special events. movement strategy between users
access. should be further explored and be The site is located within a high
Potential issues with the movement | addressed in the design strategy. Bushfire area and traffic
The overall traffic to the site will include | strategy have been identified with the management during
different modes of transport — including | potential for conflicts between back of | A bushfire management strategy emergencies is required.
cars, share vehicles, coaches, bicycles and | house and front of house functions. will also be required, in the case of = CRITICAL
the like. an emergency.
Traffic may introduce impacts to the
The proposal also involves the | arterial and local road network, including
transportation of infrastructure and | the delivery of materials and
construction materials to site. infrastructure.
There are likely to be traffic impacts
during construction.

5. Bushfire The proposed development is located | The CFS needs to undertake a Bushfire | The current documents provide | Ongoing Locality and The issue is well understood and

within a High Bushfire Risk area and in close | Attack Level (BAL) assessment of the | limited detail of risk assessment and Regional advice provided by the SA CFS

will need to be addressed to
lower the risk to the
development. Ongoing and
final assessment of bushfire
hazards and mitigation
strategies is required.

= CRITICAL
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‘ ‘ Risk ‘ Scale Level of assessment

No Issue/Impact Description Issue/Impact Response Duration Extent

The current landscaping plan does
not address vegetation clearance
and landscaping requirements to
lower the bushfire risk for the
accommodation pods.

6. Conservation To the east of the proposal is the Mount | Conservation values of the Park are to be | Details will be required of any | Ongoing Locality, Regional, | There is a potential impact on
George Conservation Park, the traditional | maintained and native fauna accessing | impacts on the conservation values State the Conservation Park and
lands of the Peramangk Peoples. the golf course to be protected. of the area, including the habitat for native fauna.

introduction of exotic plant or
Aboriginal culture is to be respected. animal species. A final report is required
identifying potential impacts
against the EPBC for
consideration. There is a need
for further assessment.
= MEDIUM
7. Environmental The proposed development is located ina | The need for a high level of | Avarietyof ESD initiatives should be | Ongoing Locality, Regional The issue is well understood
Sustainability highly valued rural landscape where | environmental sustainability to | implement into the design. The and State but the response requires
environmental sustainability is important showcase ESD initiatives in a natural | proponent should showcase the further resolution and
setting. project’s sustainability ambitions in consideration of ESD initiatives.
a bold and distinctive manner. = MEDIUM

8. Land Use The proposal will have an impact on | The proposal introduces land uses which | The issues are well understood and | Ongoing Locality and The report should outline the
surrounding land owners and uses, in the | are compatible with the Planning and | need to be outlined in the report — Regional impacts of the intensification of
immediate and long term due to the | Design Code provisions including visual amenity, noise, the land use on the land.
intensification of the land use and traffic, and lighting. =MEDIUM
introduction of tourist accommodation.

9. Native Vegetation The removal of native vegetation is | There are potentially significant impacts | A detailed description is required of | During Locality, Regional | The receiving natural
proposed (although intended to be keptto | on  native  vegetation, including | the quantity and condition of native | construction and State and | environment is potentially
a minimum), including possibly threatened | threatened species and ecological | vegetation proposed to be cleared, potentially negatively impacted by the
species and ecological communities. communities through the clearance of | the effect on habitat and National development. Need for further

vegetation and habitat and disturbance | conservation values (including any assessment on the location,
and edge effects. The interaction of the | changes to the Native Vegetation extent, condition and impact on
development in relation to the Native | Heritage Agreement). native vegetation and habitat
Vegetation Heritage Agreement is (especially threatened species
required to be detailed. and ecological communities).
Need for investigation of offset
opportunities.
= MEDIUM

10. Native Fauna The site is located in a peri-urban area and | The proposal involves construction of | An analysis of the impacts on native | During Local, Regional | The receiving natural
adjacent the Mt George Conservation Park. | new buildings and clearance of native | Fauna is required, including under | construction and State and | environment is  potentially
The proposal involves significant | vegetation. Particularly given its peri- | the EPBC Act. and ongoing potentially negatively impacted by the
construction and also clearance of native | urban location and being adjacent a National development. Need for further

Conservation Park there is the potential assessment
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‘ ‘ Risk ‘ Scale Level of assessment
No Issue/Impact Description Issue/Impact Response Duration Extent
vegetation which has the potential to | to impact on native fauna and habitat = MEDIUM
impact on native fauna and habitat. and potentially threatened species,
including Chestnut-rumped Heathwren,
White-throated Needletail, South
Australian Bassian Thrush, Southern
Brown Bandicoot.
Greater visitation levels to the site would
increase human disturbance to local
native fauna.
11. Flooding and Water The proposed development is located | The issues are well understood. The site | The current plan does not provide a | During Locality, Regional | The receiving environment is
Quality within the Mount Lofty Ranges Catchment | is located in close proximity to a | detailed description of the various | construction and State potentially negatively impacted
(Area 2) Overlay, which seeks to ensure | watercourse and high flood prone area. | effects on water quality and | and ongoing. by the development. Need for
that development has a neutral or | The proposal includes construction of | methods for managing this. further assessment and offset
beneficial effect on the water quality | new habitable buildings and opportunities.
harvested from secondary reservoirs or | infrastructure which could be impacted | Demonstration of how stormwater = MEDIUM
diversion weir catchments. The Hazards | during times of flooding. The design, | and wastewater/effluent will be
(Flooding — Evidence —Required) Overlay | location and siting of buildings will need | managed will be required.
seeks the management of potential | to take this into account as well as any
flooding of infrastructure and buildings. mitigation measures required. Details will be required to address
the land slope (not exceeding 20%),
rainwater tanks of 1000L and swales
that divert clean stormwater away
from areas where it could be
contaminated.
Further investigations are required
to understand the stability, erosion
levels of the Cox Creek waterway
running through the site and
appropriate erosion control
measures.
12. Surface water The proposed development is located | There is potential for impacts on the | The current plan does not provide | During Locality and | There is potential impacts on
within  the  Onkaparinga (reservoir) | integrity and geomorphology of the | detailed information to enable an | construction Regional receiving  water  resources.
catchment. watercourse and surface water storage | assessment as to whether any of | and ongoing. Proposed development needs to

Cox creek (stream order 4) runs through the
development area. Creek restoration and
crossing work has been identified.

There are two off-stream surface water
sutures on site. There are policies and
principles related to capture, extraction

structures (i.e. dam or lake) and on
downstream flows from both an
ecological or downstream community
perspective.

these adverse outcomes are likely to
result from the development.
Detailed information must include
the following: how these activities
will be carried out, materials to be
used (including specifications) and
machinery/tools required to carry
out the works. The anticipated

meet the requirements set out
in the Hills and Fleurieu Water
Affecting Activity Control Policy
and Western Mount Lofty
Ranges Water Allocation plan.
There is a need for further
assessment.

= MEDIUM
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‘ ‘ Risk ‘ Scale Level of assessment

No Issue/Impact Description Issue/Impact Response Duration Extent
and diversion of surface water resources, impacts of these activities and the
particular those catchments upstream from measures and actions proposed to
reservoirs. reduce or mitigate the impact on

the stability and integrity of the
water resources must be addressed.
13. Heritage — First The proposed development has the | The proposed development may have | A detailed description on existing | Construction Locality and State, | Investigations are required to be
Nations people potential to impact on sites and places of | impacts heritage sites, objects and | First nation people’s heritage or Regional undertaken and more
Indigenous heritage through disturbance | remains of the First nation people. management of such heritage information to be provided.
during construction. matters that may arise during the = MEDIUM
construction phase.

14. Heritage - European The site contains a Local Heritage Place and | The proposal will have a material impact | The proponent is aware of the issue | Construction Locality A Heritage Impact Statement
proposes partial demolition, restoration, | on a Local Heritage Place. and requirements. A Heritage | and operation and plans, elevations and
conservation, reuse and new built form Impact Statement will be required materials schedule will be
elements adjacent the Local Heritage Place on the works affecting the heritage required.

place — and associated plans and =MEDIUM
documentation (prior to any
approval for this component of
works).
15. Waste Management The proposed development would require | The potential impacts would need to be | The current document provides | During Locality and | More information is required.
—Stormwater and a range of impacts to be minimised, | adequately addressed to mitigate | limited information on the | construction Regional = STANDARD
Construction and mitigated and monitored through an | adverse impacts. proposed construction and | and ongoing.
Operational environmental management plan operational management
Environmental framework across the construction and techniques and measures.
Management operational phases.
16. Effects on the The site is located in a sensitive area, witha | The potential impacts would need to be | A description of any works which | Construction Locality and | Details are to be provided in the
physical Environment | sloping topography. The proposalis likelyto | adequately detailed and addressed to | will affect the natural topography of | and ongoing Regional report.
result in exaction and fill on the land which | mitigate adverse impacts on the natural | the land and mitigation measures. =STANDARD
will have an impact on the natural | landform.
landform.
17. Environment Food The Site is located within the EFPA where | The site has an existing non-agricultural | The intention of any further | Ongoing Locality, Regional | Details are to be provided in the
Production Area productive agricultural land is expected to | land use. Land division for residential | subdivisions should be identified in and State report.
(EFPA) be retained for such land uses and the land | purposes will not be allowed. the report. =STANDARD

cannot be subdivided for residential

purposes.

Page 18 of 28




OFFICIAL

State Assessment Requirements

CRITICAL ASSESSMENT

1. Tourism and Economic Development / Employment and Job Creation

Guideline 1: The proposal will result in significant job creation and has the potential to be an economic stimulus
for the area. The proposal will have an impact on the local and State’s economy during construction and
operations and may result in immediate and long terms effects on residents, businesses and surrounding uses.

1.1

1.2

1.3

Identify any potential economic effects on tourism, recreation, and any secondary economic
effects, including the potential to attract value add development and commercial ventures.
Describe the positive and negative effects of this, including the current situation.

Describe potential employment opportunities and the expected impacts on the local workforce
during construction and operational stages. In particular the proposal’s anticipated effect on
State and local investment and the region as a whole, employment generation and flow-on
impacts on local business and also effects on accommodation supply and demand.

Describe how the proposal aligns with the State tourism organisation (SATC) to ensure that
positive outcomes are being delivered.

2 Design / Visual Amenity

Guideline 2: The proposal is for tourist accommodation, functions and recreation focussed land uses with
high visual amenity and in the Mt Lofty Ranges, in a rural landscaped setting adjacent the Mount George
Conservation Park. Any development on the site requires a bespoke approach to the siting, design and
architecture in response to the scenic value and natural character of the area.

2.1

2.2

2.3

2.4

2.5

2.6

2.7

Evaluate the proposal against the Office for Design and Architecture SA’s Principles of Good
Design, including input from the Government Architect through the State Design Review
process. Demonstrate how the development responds to the six principles: ‘Context, Inclusive,
Durable, Value, Performance and Sustainable.’

Demonstrate that the development provides a high quality design that complements the
natural landscaped setting and surrounding locality.

Describe the proximity of the proposed structures the nearest dwellings and describe any
potential impacts of the proposal on quality of lifestyle and how the visual landscape and
amenity will be altered by the development, for residents and visitors, for both near and distant
views.

Describe the effects of the proposal on the visual amenity and landscape quality for residents,
visitors and tourists and views from nearby roads. Refer to construction, operation,
maintenance aspects of the proposal.

Demonstrate that the development will result in a high quality arrival experience in relation to
movement and legibility, materiality, seamless integration of landscape and architecture, built

form massing, architectural expression and extent of car parking.

Identify the strategies undertaken to reduce the built form massing to ensure views to the
surrounding tree canopy from key pedestrian viewpoints are maintained.

Buildings should be designed and sited to manage visual impacts. Provide visualisations that
demonstrate the approach to the development from the elevated position of the main Golflinks
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2.8

2.9

2.10

2.11

OFFICIAL

Road roadway, and from the Heysen Trail and Cox Creek dam to demonstrate how the
development sits within the landscape and the effective integration of landscape and
architecture.

Provide a detailed schedule of external materials, finishes and colours, supported by a physical
materials sample board to demonstrate the commitment to materials that are robust and

genuine.

Demonstrate the guest movement strategy within the site, including access for People with
Restricted Mobility.

Demonstrate the fire and life safety and egress strategy for each of the building elements.

Describe any community consultation processes conducted by the proponent for the proposal
and indicate community attitudes towards the proposal, where identified.

3. Landscaping

Guideline 3: The proposal is for a high quality hospitality and recreation focused development that will celebrate
and enhance the landscape setting and its high quality integration with the built form is important. This
development presents a significant opportunity due to its location and unique landscape setting and has the
potential to become a leading precedent for developments of this kind.

3.1

3.2

3.3

3.4

Describe the nature and condition of the existing physical environment in the proposal’s
environs, including reference to geology, geomorphology, soils, hydrology and atmosphere.

Provide a detailed landscaping plan that includes surface and edge treatments, seating and
platform elements, lighting, tree and planting selections and size, wayfinding, retaining walls,
and proposed restoration works to Cox Creek.

Provide details of the interfaces and demonstrate how the landscape integrates and merges
into the built form to minimise the impact of the architectural response to the land.

Outline mitigation measures and their likely effectiveness in minimising or avoiding disturbance
to the physical environment (including surface and underground waters) during construction
and maintenance.

4. Traffic and Access

Guideline 4: The proposal incorporates a variety of land uses including an upgrade to the existing 18-hole
recreational golf course and construction of new tourist accommodation, restaurant, function facility and special
events, which will significantly increase vehicle movements to the site. The proposal includes a 200 space car
park and will also have a number of service vehicles accessing the site. Emergency service vehicles will require
safe and convenient access to the site, especially taking into consideration CFS vehicles, as this is a high bushfire

risk area.

4.1

4.2

Describe the existing transport and access arrangements to and around the site, including
access from the arterial and local road network, private roads and gated areas. Detail the
existing and proposed road surface treatments and traffic control devises (line marking etc)
and detail any proposed road upgrades / new roads and egress points.

Identify all vehicle types required to utilise the existing and any proposed new access routes,
specifically the heavy vehicles anticipated. Identify any road surface upgrades required as a
result of the development and any heavy vehicle movements (including over-size/over-mass)
that require approval through the National Heavy Vehicle Regulator.
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4.4

4.5

4.6

4.7

4.8
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Provide details of the site-wide movement strategy in relation to servicing, operations, traffic,
legibility of front and back of house areas, with the view to providing discrete servicing and a
seamless and welcoming guest experience.

Provide confirmation of waste storage locations and transfer pathways with consideration
given to amenity impacts — ie location of bin rooms relative to guest arrival spaces.

Provide confirmation of the adequacy of Back of House facilities informed by the hotel
operator/consultant and the technical and operational aspects of the development.

Undertake a Transport Assessment to determine transport impacts (including traffic impacts
on the local and arterial road network) and measures to manage and / or mitigate the impacts
during the construction and operational phases. The impacts on the arterial and local road
networks are to be considered to an extent which encompasses Stirling Township.

Identify any potential effects of construction traffic including noise and dust and associated
mitigation measures.

Demonstrate emergency service vehicle access to the site and manoeuvrability.

Bushfire Hazard

Guideline 5: The site is located within a high bushfire area and development is to be sited and designed to
minimise the threat and impact of bushfires on life and property. Buildings and structures should be located
away from areas that pose an unacceptable bushfire risk as a result of vegetation cover and type, and terrain.

5.1

5.2

5.3

5.4

Evaluate and identify any bushfire risks on the site, in particular how risks from bushfire will be
minimised with regards to the potential for uncontrolled bushfire events, high levels and
exposure to ember attack, impact from burning debris, radiant heat, likelihood and direct
exposure to flames from a fire front.

Provide an outline of the bushfire management strategy and details of the access
arrangements for emergency service vehicles (to achieve SA CFS requirements), including road
construction for fire-fighting vehicles/ turning options, location of firefighting water and
outlets, (including any bushfire protection systems comprising firefighting equipment, all-
weather hardstands, firehose reels and pumps). The bushfire strategy should also include the
development of a bushfire survival plan, including triggers for evacuation and/or closure or
reduction of business hours and the transportation of guests and staff.

Explain how the buildings and structures will be designed, configured, sited and the use of
materials in order to reduce the impact of bushfire (i.e. buildings should reduce the potential
for trapping burning debris against or underneath the building or structure, or between the
ground and building floor level in the case of buildings on stilts and located on flatter sites and
away from vegetated areas that pose an unacceptable bushfire risk).

Address vegetation clearance and landscaping needed to mitigate the bushfire risk, particularly
around the tourist accommodation pods and to the east, south-east of the main hotel complex.
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MEDIUM ASSESSMENT

Conservation

Guideline 6: The proposal is in an area which has high conservation value being adjacent the Mount George
Conservation Park, the traditional lands of the Peramangk Peoples.

6.1

6.2

6.3

6.4

Identify the potential effects and measures to avoid and or mitigate the proposal on the local,
regional, state or national conservation status of individual species and vegetation
communities during both construction and maintenance (including species listed in the SA
National Parks and Wildlife Act 1972 and the Commonwealth Environment Protection
Biodiversity Conservation Act 1999).

Identify the potential effects and measures to avoid and or mitigate the proposal on the local,
regional, state or national conservation status of sites, objects and areas of significance to
First Nations people during both construction and operation.

Describe the volume and source of cut and fill required for all proposed built form and
associated works, including access tracks, permanent and temporary structures, and the
effect on the natural topography of the site.

Identify any exotic plant or animal species that may have a risk of spreading and mitigation
measures.

Environmental Sustainability

Guideline 7: The proposed development comprises built form in a highly valued landscaped rural setting.
Environmentally Sustainable Design (ESD) measures, consistent with the Planning and Design Code should be
achieved - to maximise natural sunlight access and ventilation, maximise passive environmental performance
and minimise energy consumption and reliance on mechanical cooling and heating. Tourism development
comprising multiple accommodation is expected to be clustered to minimise environmental and contextual

impact.

7.1

7.2

Provide details of the Environmentally Sustainable Design (ESD) techniques proposed for the
development including holistic solutions to building performance and services. Demonstrate if
and how the development achieves the following:

7.1.1 incorporates integrated passive design principles and climate-responsive techniques

and features such as building and window orientation, use of eaves, verandahs and
shading structures, water harvesting, at ground landscaping, green walls, green roofs
and photovoltaic cells.

7.1.2 s sited and designed to maximise passive environmental performance and minimise

energy consumption and reliance on mechanical systems, such as heating and cooling.

7.1.3 s sited, oriented and designed to maximise natural sunlight access and ventilation to

main activity areas, habitable rooms, common areas and open space.

Provide details on the roofscapes including external materials selection, facade systems and
green infrastructure in collaboration with landscape, structural and sustainability consultants
to ensure delivery of the design intent
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Land use

Guideline 8: The proposal will have an impact on surrounding land owners and uses, in the immediate and long
term due to the intensification of the land use and introduction of tourist accommodation. The land use and
interface issues will require consideration, such as visual amenity, traffic, noise.

8.1 Identify the existing land uses of the subject site and surrounds.

8.2 Describe the new land uses proposed for the subject site, including the general break down of
floor areas.

8.3 Evaluate the compatibility of the land use with the Planning and Design Code provisions. This

includes the recreation zone, relevant overlays and general provisions.

8.4 Identify the level of interference to landowners, land uses and activities in the immediate and
surrounding environs and outline any mitigation measures to alleviate or avoid impacts on land
owners and land uses. This includes traffic, noise, light spill, hours, likely hours of operation for
functions and special events/live music, odours and any other interface issues.

8.5 Describe the implications, if any, of securing any easements.

Native Vegetation

Guideline 9: The proposed development is located on land which currently holds significant stands of native
vegetation, some requiring removal to facilitate the proposed construction. Development should avoid delicate
or environmentally sensitive areas, including areas of native vegetation. Wherever possible areas of native
vegetation are to be protected, retained and restored in order to sustain biodiversity, threatened species and
vegetation communities, fauna habitat, ecosystem services, carbon storage and amenity values.

9.1 Describe the location, condition and significance of native vegetation on the subject site,
including individual species and communities. Include reference to areas that have Heritage
Agreements under the Native Vegetation Act 1991 and any proposed alterations to or
implications for the Heritage Agreement.

9.2 Identify any threatened plant species listed under the EPBC Act, such as Osborn’s Eyebright
(Euphrasia collina sibsp. Osbornii), Clover Glycine, Plum Leek-orchid).

9.3 Describe the location, condition and significance of native vegetation species and communities
that may need to be cleared or disturbed during both the construction and operation phases.
This should include clearing for all buildings, structures, exclusion zones and access

arrangements.

9.4 Identify significant wildlife habitat and movement corridors.

9.5 Describe the potential impacts on native vegetation fragmentation and the ability of
communities or individual species to recover, regenerate or be rehabilitated during all phases
of development.

9.6 Identify the habitat value of native vegetation and the potential for habitat fragmentation

during both construction and maintenance (and decommissioning). Include a description of the
effects of any fragmentation that may occur over the life of the project.

9.7 Outline measures to mitigate effects on native vegetation by addressing the mitigation

hierarchy, including any compensatory activities in already degraded areas and use of existing
easements. Make reference to guidelines produced by the Native Vegetation Council and
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outline the effectiveness of any mitigation measures adopted during both construction and
maintenance.

Native Fauna

Guideline 10: The site is located in a peri-urban area, adjacent the Mt George Conservation Park. The proposal
involves significant construction and also clearance of native vegetation which has the potential to impact on
native fauna and habitat. Greater visitation levels to the site would increase human disturbance to local native

fauna.

10.1

10.2

10.3

Identify significant wildlife habitat and movement corridors including a description of the
location, extent, condition and significance of native fauna populations, including individual
species and communities in the proposal’s environs and any threatened species, such as
chestnut-rumped Heathwren, White-throated Needletail, South Australian Bassian Thrush,
Southern Brown Bandicoot.

Identify the effect of the loss of habitat for fauna.

Outline measures to mitigate the effects on native fauna, including any compensatory activities
in already degraded areas and use of existing easements.

Flooding and Water Quality

Guideline 11: The proposed development is located within the Mount Lofty Ranges Catchment (Area 2) Overlay
which seeks a neutral or beneficial effect on the water quality harvested from secondary reservoirs or diversion
weir catchments. It is also located in the Hazards (Flooding) Overlay where development should adopt a
precautionary approach to mitigate potential impacts on people, property, infrastructure and the environment
from potential flood risk through the appropriate siting and design of development.

11.1

11.2

11.3

11.4

11.5

11.6

11.7

Identify any risks and implications of causing or exacerbating land degradation, especially soil
erosion.

Identify the potential for pollution (including, but not limited to, sedimentation) of wetlands,
watercourses, drainage channels and groundwater (especially at crossing points during
construction), including the implications of this pollution and how these impacts will be
minimised.

Describe potential changes to hydrology (e.g. drainage patterns or groundwater
characteristics), including the implications of these changes and identify major and minor
flows.

Identify the potential impacts on people, property, infrastructure and the environment from
potential flood risk.

Provide details of how wastewater will be managed to demonstrate that potential adverse
impacts on water quality within secondary reservoir and weir catchment areas are minimised
and surface and groundwater is protected from wastewater discharge pollution.

Provide detail of any change to the watercourse and its bed, banks, wetlands and floodplains
and any works that will interfere with existing hydrology.

Provide details of how stormwater will be managed during operation and the incorporation of
Water Sensitive Urban Design (WSUD) principles. The above matters should be addressed in
stormwater management plans.
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| Surface Water

Guideline 12: Part 8 of the Landscape South Australia Act 2019 (LSA Act) defines provisions for the conservation,
management or protection of water resources. The Hills and Fleurieu Landscape Board specifically manage
surface water resources, including activities in and around watercourses, lakes and dams. The Hills and Fleurieu
Water Affecting Activities Control Policy and the relevant Water Allocation Plans set out the principles for
managing WAA. The subject site is located within the Onkaparinga catchment. The development has the
potential to impact water resources identified on site.

12.1

12.2

Provide detail of any proposed water affecting activities including: description of the proposed
activity, materials to be used (and specifications); how the works will be undertaken and
machinery/tools to be used to complete the work, construction specifications and stormwater
design plans for underground pipe systems and detention and retention systems.

Provide details on identified environmental risks during and after construction and provide
measures and actions to minimise and or mitigate the identified risks.

Heritage — First Nations People

Guideline 13: The proposed development has the potential to impact on sites / locations of First Nation people
through disturbance during construction.

13.1

13.2

Identify any effects sites of archaeological or anthropological significance for First Nation
people (including but not limited to those listed in the Register of the National Estate and the
SA Register of Aboriginal Sites and Objects). Indicate any consultation with local Aboriginal
organisations that have an in interest in the area.

Outline measures adopted to avoid or minimise impacts on sites of archaeological or
anthropological significance for First Nations people.

Heritage — European

Guideline 14: The proposed development has the potential to impact on sites / locations of European heritage
through disturbance during construction. The site contains a Local Heritage Place which is proposed for adaptive

reuse.

14.1

14.2

14.3

Identify any effects on post European settlement sites of archaeological or anthropological
significance (especially but not limited to those listed in the Register of the National Estate,
State Heritage Register or Interim List for the State Register and lists of places of local heritage
value).

Identify any works affecting the Local Heritage Place on the site and any merits associated with
the works (i.e. how the development maintains the heritage and cultural values of the Local
Heritage Place through conservation, ongoing use and adaptive reuse).

Provide details of proposed conservation, reconstruction and new work to the Local Heritage
Place (including proposed adjacent built form elements or additional services infrastructure),
and demonstrate how the works, materials and colours are either consistent with or
complement the heritage values of the Local Heritage Place.
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STANDARD ASSESSMENT

Waste Management —/ Construction Environment Management Plan

Guideline 15: The proposed development would require a range of impacts to be minimised, mitigated and
monitored through an environmental management plan framework across the construction and operational

phases.

15.1 Document the development’s construction techniques, methodology,

including site

preparation works, activities, timeframes and staging (if proposed). Detail the proposed
management arrangements to mitigate the negative environmental, public health and

amenity impacts and subsequent implementation of these procedures.

15.2 Outline the timing of construction and the time of year it is likely to occur.

15.3 Identify the location, extent and details of all infrastructure and site services required on site
to support the development including, but not limited, to solar arrays, water tanks, chemical
storage, and generators. Detail all utilities to be provided or connecting, including water, gas,

electricity, wastewater treatment and disposal, drainage, trenches or conduits.

15.4 Prepare a waste management and minimisation plan which documents all waste streams
during construction and operation, identifies the location of waste storage areas and disposal
facilities. Identify the opportunities for recycling and reuse of equipment and componentry.

Effects on Physical Environment

Guideline 16: The site is located in a sensitive area, with a sloping topography and the proposal is likely to result

in works that affect the natural landform — including excavation and fill on the land and form.

16.1 Provide details on the proposed works that are likely to impact the natural landform — details
of excavation and fill, and the associated impacts (during construction and operation) and

mitigation impacts.

Environment Food Production Area (EFPA)

Guideline 17: The site is within the EFPA where productive agricultural land is expected to be retained for such

land uses and the land cannot be subdivided for residential purposes.

17.1 Provide details of any future land divisions likely to be proposed on the site —given that valuable
rural, landscape, environmental and food production areas are to be protected from urban

encroachment and no residential land division is permitted.
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APPENDIX 1 - SITE PLAN
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APPENDIX 1 — USEFUL DOCUMENTS

Legislation
e Planning Development and Infrastructure Act, 2016
e  Planning, Development and Infrastructure (General) Regulations 2017
e  Development Act 1993
e  Development Regulations 2008
e  Environment Protection Act 1993
e Native Vegetation Act 1991
e Landscape South Australia Act 2019
e Native Title Act 1994
e Aboriginal Heritage Act 1988
e  Heritage Places Act 1993
e National Parks and Wildlife Act 1972
e National Parks and Wildlife (Protected Animals - Marine Mammals) Regulations 2010
e SA Public Health (Wastewater) Regulations 2013

Strategy & Policy
e  Planning and Design Code
e State Planning Policies, 2019
e  Environment Protection (Noise) Policy 2007
e  Environment Protection (Water Quality) Policy 2015
e  Environment Protection (Air Quality) Policy 2016
e Hills and Fleurieu Water Affecting Activity Control Policy 2021
e  Western Mount Lofty Ranges Water Allocation Plan 2013
e South Australia’s Waste Strategy 2020 — 2025, Green Industries SA
e Building Code of Australia

Guidelines
e  Guide for applications to clear native vegetation, 2020
e EPA Construction environmental management plans guidelines, 2021
e  Office for Design and Architecture SA’s (ODASA) Principles of Good Design
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Appendix B of Development Report — Detail survey
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Appendix C of Development Report — Plan of
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Proposed Plan of Division
Allotment 53 in DP 59212
Hundred of Onkaparinga

in the area named

STIRLING
CT 5891/805
SCALE 1:2000 METRES
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e e ey —
No. of proposed allotments 3

_ __ ) Buildings to be demolished.

Portion of Allotment 531 marked A is to be
subject to a Right of Way in favour of Allotment
532.

Portion of Allotment 531 marked B is to be
subject to a Right of Way in favour of Allotment
533.

Portion of Allotment 531 marked G is subject to
an easement to Distribution Lessor Corporation
(Subject to Lease 8890000) (T 2520855)

Portion of Allotment 531 marked K is subject to
a Free and Unrestricted Right of Way

Refer to CT for easement details.

Dimensions and areas are subject to survey.
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HOTEL DEVELOPMENT SUMMARY

35 GOLFLINKS RD, STIRLING, SA.

DEVELOPMENT SITE AREA
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FACILITIES
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LOADING BAY 67 m?
3413 m?
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LEVEL 2 1659 m?
LEVEL 3 1921 m?
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LOWER GROUND CARPARK 1515 m?
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Grand total: 19 19864 m?

No. Description Date
A CONSULTANT REVIEW 20.10.21
B DA SUBMISSION 01.12.21
C DA - FURTHER INFORMATION_DRAFT 08.09.22
D DA - FURTHER INFORMATION SUBMISION 29.11.22
E DA- FURTHER INFORMATION SUBMISION 30.03.23

The drawings are to be viewed with regard to the scale at which the document has
been issued and for the specific purpose of the issue. The information contained
within is considered to be correct at the time of documentation. As an uncontrolled
document, R ARCHITECTURE accepts no responsibility for alterations by persons
once issued. By accepting and utilizing any drawings or other data or any form of
electronic media generated and provided by R ARCHITECTURE the Client agrees not
to use these drawings and data, in whole or in part, for any purpose or project other
than the project which is the subject of this agreement. The Client agrees to waive all
claims against R ARCHITECTURE resulting in any way or from any unauthorised
changes or reuse of the drawings and data for any other project by anyone other than
R ARCHITECTURE. In addition, the Client agrees, to the fullest extent permitted by
the law, to indemnify and hold R ARCHITECTURE harmless from any damage,
liability, or cost, including costs of defence, arising from any changes made by
anyone other that R ARCHITECTURE or from any reuse of the drawings and data
without prior written consent of R ARCHITECTURE. By accepting and utilizing any
drawings or other data on any form of electronic media generated and provided by R
ARCHITECTURE, the Client agrees that all such drawings and data are instruments of
service of R ARCHITECTURE, who shall be deemed the author of the drawings and
data and shall retain all common law, statutory law and other rights, including
copyrights and Intellectual property.
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HOTEL DEVELOPMENT SUMMARY

35 GOLFLINKS RD, STIRLING, SA.
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FACILITIES
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The drawings are to be viewed with regard to the scale at which the document has
been issued and for the specific purpose of the issue. The information contained
within is considered to be correct at the time of documentation. As an uncontrolled
document, R ARCHITECTURE accepts no responsibility for alterations by persons
once issued. By accepting and utilizing any drawings or other data or any form of
electronic media generated and provided by R ARCHITECTURE the Client agrees not
to use these drawings and data, in whole or in part, for any purpose or project other
than the project which is the subject of this agreement. The Client agrees to waive all
claims against R ARCHITECTURE resulting in any way or from any unauthorised
changes or reuse of the drawings and data for any other project by anyone other than
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HOTEL DEVELOPMENT SUMMARY

35 GOLFLINKS RD, STIRLING, SA.

DEVELOPMENT SITE AREA

HOTEL

SUITES 56 SUITES

SERVICED APARTMENT - 2 BED 15 APARTMENTS

SERVICED APARTMENT - 3 BED 15 APARTMENTS

PENTHOUSE APARTMENTS 2 APARTMENTS

TOTAL 88 UNITS

PODS

TOTAL 17 UNITS - 1 BEDROOM

PARKING

CAR SPACES - MAIN BUILDING 200 SPACES

CAR SPACES - PERFUMERY

OVERFLOW 20 SPACES
AREA SUMMARY
AREA TYPE ~ AREA
FACILITIES
BACK OF HOUSE / SERV.- LG 1039 m?
BACK OF HOUSE / SERV.- LVL 1 233 m2
GROUND FLOOR - F&B 325 m?
GROUND FLOOR- GOLF 429 m?
LEVEL 1 1393 m?
LEVEL 2 570 m?
LEVEL 3 447 m?
LOWER GROUND 937 m?
SERVICES CORE-L3 54 m2
5426 m2
FACILITIES CARPARK
FIRST FLOOR CARPARK 1461 m?
GROUD FLOOR CARPARK 1886 m?
LOADING BAY 67 m?
3413 m2
HOTEL
GROUND FLOOR 1095 m?
LEVEL 1 2334 m2
LEVEL 2 1659 m?
LEVEL 3 1921 m2
LOWER GROUND 1149 m?
8157 m2
HOTEL CARPARK
HOTEL CARPARK 1352 m?
LOWER GROUND CARPARK 1515 m?
2867 m?2
Grand total: 19 19864 m?

No. Description Date
A CONSULTANT REVIEW 20.10.21
B DA SUBMISSION 01.12.21
C DA - FURTHER INFORMATION_DRAFT 08.09.22
D DA - FURTHER INFORMATION SUBMISION 29.11.22
E DA- FURTHER INFORMATION SUBMISION 30.03.23

The drawings are to be viewed with regard to the scale at which the document has
been issued and for the specific purpose of the issue. The information contained
within is considered to be correct at the time of documentation. As an uncontrolled
document, R ARCHITECTURE accepts no responsibility for alterations by persons
once issued. By accepting and utilizing any drawings or other data or any form of
electronic media generated and provided by R ARCHITECTURE the Client agrees not
to use these drawings and data, in whole or in part, for any purpose or project other
than the project which is the subject of this agreement. The Client agrees to waive all
claims against R ARCHITECTURE resulting in any way or from any unauthorised
changes or reuse of the drawings and data for any other project by anyone other than
R ARCHITECTURE. In addition, the Client agrees, to the fullest extent permitted by
the law, to indemnify and hold R ARCHITECTURE harmless from any damage,
liability, or cost, including costs of defence, arising from any changes made by
anyone other that R ARCHITECTURE or from any reuse of the drawings and data
without prior written consent of R ARCHITECTURE. By accepting and utilizing any
drawings or other data on any form of electronic media generated and provided by R
ARCHITECTURE, the Client agrees that all such drawings and data are instruments of
service of R ARCHITECTURE, who shall be deemed the author of the drawings and
data and shall retain all common law, statutory law and other rights, including
copyrights and Intellectual property.
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HOTEL DEVELOPMENT SUMMARY

35 GOLFLINKS RD, STIRLING, SA.

DEVELOPMENT SITE AREA

HOTEL

SUITES 56 SUITES

SERVICED APARTMENT - 2 BED 15 APARTMENTS

SERVICED APARTMENT - 3 BED 15 APARTMENTS

PENTHOUSE APARTMENTS 2 APARTMENTS

TOTAL 88 UNITS

PODS

TOTAL 17 UNITS - 1 BEDROOM

PARKING

CAR SPACES - MAIN BUILDING 200 SPACES

CAR SPACES - PERFUMERY

OVERFLOW 20 SPACES
AREA TYPE AREA
FACILITIES
BACK OF HOUSE / SERV.- LG 1039 m?
BACK OF HOUSE / SERV.- LVL 1 233 m?
GROUND FLOOR - F&B 325 m?
GROUND FLOOR- GOLF 429 m2
LEVEL 1 1393 m?
LEVEL 2 570 m?
LEVEL 3 447 m?
LOWER GROUND 937 m2
SERVICES CORE-L3 54 m?
5426 m?
FACILITIES CARPARK
FIRST FLOOR CARPARK 1461 m?
GROUD FLOOR CARPARK 1886 m?
LOADING BAY 67 m?
3413 m?
HOTEL
GROUND FLOOR 1095 m?
LEVEL 1 2334 m?
LEVEL 2 1659 m?
LEVEL 3 1921 m?
LOWER GROUND 1149 m?
8157 m?
HOTEL CARPARK
HOTEL CARPARK 1352 m?
LOWER GROUND CARPARK 1515 m?
2867 m?
Grand total: 19 19864 m?

No. Description Date
A CONSULTANT REVIEW 20.10.21
B DA SUBMISSION 01.12.21
C DA - FURTHER INFORMATION_DRAFT 08.09.22
D DA - FURTHER INFORMATION SUBMISION 29.11.22
E DA- FURTHER INFORMATION SUBMISION 30.03.23

The drawings are to be viewed with regard to the scale at which the document has
been issued and for the specific purpose of the issue. The information contained
within is considered to be correct at the time of documentation. As an uncontrolled
document, R ARCHITECTURE accepts no responsibility for alterations by persons
once issued. By accepting and utilizing any drawings or other data or any form of
electronic media generated and provided by R ARCHITECTURE the Client agrees not
to use these drawings and data, in whole or in part, for any purpose or project other
than the project which is the subject of this agreement. The Client agrees to waive all
claims against R ARCHITECTURE resulting in any way or from any unauthorised
changes or reuse of the drawings and data for any other project by anyone other than
R ARCHITECTURE. In addition, the Client agrees, to the fullest extent permitted by
the law, to indemnify and hold R ARCHITECTURE harmless from any damage,
liability, or cost, including costs of defence, arising from any changes made by
anyone other that R ARCHITECTURE or from any reuse of the drawings and data
without prior written consent of R ARCHITECTURE. By accepting and utilizing any
drawings or other data on any form of electronic media generated and provided by R
ARCHITECTURE, the Client agrees that all such drawings and data are instruments of
service of R ARCHITECTURE, who shall be deemed the author of the drawings and
data and shall retain all common law, statutory law and other rights, including
copyrights and Intellectual property.
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HOTEL DEVELOPMENT SUMMARY
—_— 35 GOLFLINKS RD, STIRLING, SA.
y DEVELOPMENT SITE AREA
- // HOTEL
//// SUITES 56 SUITES
”“ SERVICED APARTMENT - 2 BED 15 APARTMENTS
\\\\ SERVICED APARTMENT - 3 BED 15 APARTMENTS
PENTHOUSE APARTMENTS 2 APARTMENTS
TOTAL 88 UNITS
PODS
TOTAL 17 UNITS - 1 BEDROOM
PARKING
CAR SPACES - MAIN BUILDING 200 SPACES
CAR SPACES - PERFUMERY
OVERFLOW 20 SPACES
AREA TYPE ~ AREA
FACILITIES
BACK OF HOUSE / SERV.- LG 1039 m2
BACK OF HOUSE / SERV.- LVL 1 233 m?2
GROUND FLOOR - F&B 325 m?2
GROUND FLOOR- GOLF 429 m2
LEVEL 1 1393 m2
LEVEL 2 570 m2
LEVEL 3 447 m2
LOWER GROUND 937 m2
SERVICES CORE-L3 54 me
5426 m?
FACILITIES CARPARK
FIRST FLOOR CARPARK 1461 m2
GROUD FLOOR CARPARK 1886 m2
LOADING BAY 67 m2
3413 m?
HOTEL
GROUND FLOOR 1095 m2
LEVEL 1 2334 m?
LEVEL 2 1659 m2
LEVEL 3 1921 me
LOWER GROUND 1149 m2
8157 m?
HOTEL CARPARK
HOTEL CARPARK 1352 m2
LOWER GROUND CARPARK 1515 m2
2867 m?
Grand total: 19 19864 m?
No. Description Date
A CONSULTANT REVIEW 20.10.21
B DA SUBMISSION 01.12.21
C DA - FURTHER INFORMATION_DRAFT 08.09.22
D DA - FURTHER INFORMATION SUBMISION 29.11.22
E DA- FURTHER INFORMATION SUBMISION 30.03.23
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