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1. MEETING OPENED 

1.1 Evacuation Procedure 
 
 
2. PRESENT 

 
 
3. APOLOGIES 

 
 
4. CONFIRMATION OF MINUTES 

RECOMMENDATION 
That the Minutes of the meeting of the Panel held on 8 March 2016 be confirmed as a true and 
correct record. 
 
 
5. DISCLOSURE STATEMENTS 

The following information should be considered by Development Assessment Panel Members 
prior to a meeting: 
 
Action to be taken prior to consideration of a matter 
 
Sections 2(4)(5) of the Minister's Code of Conduct - Section 21A of the Development Act 1993 
requires that: 
 

"If you consider that you have, or might reasonably be perceived to have an interest 
in the matter before the panel, you must clearly state the nature of that interest in 
writing to the presiding member before the matter is considered. 

 
If you consider that you have a personal interest which may be in conflict with your 
public duty to act impartially and in accordance with the principles of the Act, you 
must declare a conflict of interest as above." 

 
Action to be taken after making a declaration of interest: 
 
Section 2(6) of the Minister's Code of Conduct - Section 21A of the Development Act 1993 
requires that: 
 

"If you have an interest in a matter, you must not partake in any of the 
assessment processes involving the matter. You must leave the room at any time 
in which the matter is discussed by the panel including during the hearing of any 
representations or during any vote on the matter. You must not vote on the matter 
and you must not move or second any motion or participate in any discussion 
through the consensus process." 

 
If an interest has been declared by any member of the panel, the presiding member must record 
the nature of the interest in the minutes of meeting. 
 
The following disclosures of interest have been made in relation to: 
 

Item  Panel Member 
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6. REPORTS OF THE CHIEF EXECUTIVE OFFICER 

6.1 33 Brooker Terrace, RICHMOND  
 
Application No. 211/1185/2015 & 211/1224/2015 
 
Appearing before the Panel will be: 
 
Representor: Michael Spinell for Maria Beltrame of 2 Arthur Street wishes to appear 

in support of their representation. 

Linda Elleston of 5/35 Brooker Terrace wishes to appear in support of 
their representation. 

Carmel Hyland of 1/1A Arthur Street wishes to appear in support of their 
representation. 

Fiona Jenkins of 38 Brooker Avenue wishes to appear in support of their 
representation. 

 
Applicant: Chris Back from Tenant Ready Group wishes to appear to respond to 

representations. 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT 
PROPOSAL 

Community Title Land 
Division (DAC No. 
211/C125/15) to create five 
(5) additional allotments 

Construction of a two storey 
residential flat building 
containing six (6) dwellings 

APPLICANT Tenant Ready Group Tenant Ready Group 
APPLICATION NO 211/1185/2015 211/1224/2015 
LODGEMENT DATE 9 October 2015 19 October 2015 
ZONE Residential Zone Residential Zone 
POLICY AREA Medium Density Policy Area 

19 
Medium Density Policy Area 
19 

APPLICATION TYPE Merit Merit 
PUBLIC NOTIFICATION Category 1 Category 2 
REFERRALS Internal 

 City Assets - Civil 
Engineer 

External 
 DAC and SA Water 

Internal 
 City Assets - Civil Engineer 
External 
 DAC and SA Water 

DEVELOPMENT PLAN 
VERSION 

25 June 2015 25 June 2015 

MEETING DATE 12 April 2016 12 April 2016 
RECOMMENDATION CONSENT CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason:  

• All Category 2 or 3 applications where a representor has requested to be heard shall be 
assessed and determined by the DAP. 
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PREVIOUS or RELATED APPLICATION(S) 

• DA 211/7982/1980 - Carport and verandah (Approved on 24 October 1980) 
• DA 211/12831/1985 - Garage (Approved on 30 August 1985) 
• DA 211/16836/1990 - Dwelling addition (Approved on 24 January 1990) 
• DA 211/15/1990 - Garage (Approved on 6 February 1990) 
• DA 211/124/2015 - Torrens Title Land Division (DAC No 211/D015/15) to create one (1) 

additional allotment (Development approval granted by staff on 20 April 2015) 
• DA 211/892/2015 - Demolition of garage and two outbuildings (Development approval 

granted by staff on 20 August 2015) 
 
 
SITE AND LOCALITY 

The subject land is described as Allotment 1 Deposited Plan 4705 in the area named Richmond 
Hundred of Adelaide as contained in Certificate of Title Volume 5682 Folio 233. The land is more 
commonly known as 33 Brooker Terrace, Richmond. 
 
The subject land is a rectangular shaped allotment of approximately 984.9 square metres with a 
frontage of 18.6 metres to Brooker Terrace and 42.6 metres to Arthur Street, and includes a 3 
metre by 3 metre corner cut-off at the intersection of these two roads. The land contains a single 
storey detached dwelling constructed circa 1950 and ancillary structures including verandahs, 
outbuildings and a garage. 
 
The subject land is located within the Residential Zone and more particularly Medium Density 
Policy Area 19. The land is located approximately 82 metres south-west of Keswick Creek, 414 
metres south of Sir Donald Bradman Drive (an arterial road) and 416 metres west of the 
Community Zone (Richmond Oval). The land is also located within 400 metres of the 
Neighbourhood Centre Zone. 
 
The locality consists mostly of medium density residential development up to two storeys in 
height, with construction eras ranging from the 1920s to present. Allotments within the locality are 
generally rectangular in shape and contain a range of dwelling types including detached, semi-
detached, row and group dwellings as well as some residential flat buildings. 
 
The site and locality are shown on the following maps. 
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PROPOSAL 

The applicant is seeking Development Approval for a Torrens Title land division to create five (5) 
additional allotments and Common Property. 
 
The proposed Plan of Division is contained in Attachment 1. 
 
A separate application has been lodged for the construction of a residential flat building 
containing six (6) dwellings on the land, comprising two storey dwellings with three bedrooms, 
two car parking spaces, landscaping and retaining walls. The land use plans are contained in 
Attachment 2. 
 
 
PUBLIC NOTIFICATION 

The dwelling application is a Category 2 form of development pursuant to Section 38 and 
Schedule 9 of the Development Act and Regulations and Residential Zone, Procedural Matters. 
 
Properties notified: Fifteen (15) properties were notified during the public 

notification process. 
  
Representations: 6 representations were received. 
  
Persons wishing to be 
heard: 

4 representors identified that they wish to address the Panel. 

 • Maria Beltrame (represented by Michael Spinell) 
• Linda Elleston 
• Carmel Hyland 
• Fiona Jenkins 

  
Summary of 
Representations: 

Concerns were raised regarding the following matters: 
• Overdevelopment 
• Loss of property value 
• Increase in population 
• Lack of car parking 
• Inconsistent with local character 
• Flooding risk 
• Increase in noise 
• Front and rear setbacks being too small 
• Bulk and scale of development is too much 
• Loss of privacy and overlooking concerns 
• Loss of visual amenity 
• Proximity of dwelling to Brooker Terrace and the potential 

for it to be crashed into by speeding vehicles 
• Additional vehicular traffic causing congestion in Arthur 

Street 
• Lack of screening and landscaping. 

  
 
The Applicant has provided a response to the representations, summarised in Attachment 4. 
 
A copy of the representors concerns and the applicant’s response is contained in Attachment 4. 
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REFERRALS 

Internal 
 
City Assets Department 
 
The City Assets Department have confirmed as follows: 
 

Flood Consideration – Finished Floor Level (FFL) Requirement – 250mm to 500mm 
Zone 
In accordance with the provided ‘Drainage Plan’ (MQZ consult ing engineers 
drawing no. 150917 C02 dated October '15), the FFL of the proposed development 
(100.66) has been assessed as satisfying minimum requirements in consideration of street 
and/or flood level information. 
 
In the ‘250mm to 500mm’ anticipated flood depth zone, it is typically requested 
that a minimum 1000mm wide flood corridor be provided along all boundaries. As currently 
presented, flood corridor around the proposed residences are considered acceptable. 
 
It should be noted that to preserve the ability for flood flows to move through this site, it will 
also be required that the flood flow corridors indicated above and the general site levels be 
maintained within 200mm of the existing natural site levels. 
 
Verge Interaction (with street tree) 
Verge interaction has been assessed as acceptable in accordance with the site layout 
shown in ‘Drainage Plan’ (MQZ consulting engineers drawing no. 150917 C02 dated 
October '15).  
 
It is noted that both proposed driveway crossovers and new stormwater connections 
are located more than 2.0 metres from existing street tree. If an offset less than the 
desired 2.0 metres is proposed then assessment for the suitability of such will be 
necessary from Council’s Technical Officer (Arboriculture). 

 
External 
 
• Development Assessment Commission (DAC) and SA Water 
 
Pursuant to Section 33 and Schedule 29(1) of the Development Act and Regulations, the 
application was referred to SA Water by the Development Assessment Commission. 
 
Neither DAC nor SA Water had any objections to the proposal subject to several conditions being 
added to any consent notice. 
 
A full copy of the relevant reports are attached, refer Attachment 3. 
 
 
ASSESSMENT 

The subject land is located within the Residential Zone and more particularly Medium Density 
Policy Area 19 as described in the West Torrens Council Development Plan (Consolidated 25 
June 2015). The main provisions of the Development Plan which relate to the proposed 
development are as follows: 
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General Section 

Design and Appearance 

Objectives 2 

Principles of Development 
Control 

1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12, 13, 14, 15, 16, 17, 18, 19 
& 20 

Energy Efficiency 
Objectives 1 & 2 
Principles of Development 
Control 

1, 2, 3 & 4 

Land Division 

Objectives 1, 2, 3 & 4 

Principles of Development 
Control 

1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12, 13, 14, 15, 16, 17, 18, 19, 
20 & 21 

Landscaping, Fences and 
Walls 

Objectives 1 & 2 
Principles of Development 
Control 

1, 2, 3, 4, 5 & 6 

Orderly and Sustainable 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development 
Control 

1, 2, 3, 4, 5, 6, 7 & 8 

Residential Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development 
Control 

1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12, 13, 14, 15, 16, 17, 18, 19, 
20, 21, 22, 23, 24, 25, 26, 27, 
28, 29, 30, 31, 32, 33, 34, 35, 
36, 37, 38, 39, 40, 41, 42, 43, 
44, 45, 46, 47, 48, 49, 50, 51, 
52, 53, 54, 55 & 56 

Transportation and Access 

Objectives 1, 2, 3, 4 & 5 
Principles of Development 
Control 

1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12, 13, 14, 15, 16, 17, 18, 19, 
20, 21, 22, 23, 24, 25, 26, 27, 
28, 29, 30, 31, 32, 33, 34, 35, 
36, 37, 38, 39, 40 & 41 

Zone: Residential Zone 
Desired Character Statement:  
 
“This zone will contain predominantly residential development. There may also be some 
small=scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings. 
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas. 
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area. 
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Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer”. 
 
Objectives 3 & 4 
Principles of Development Control 5 
 
Policy Area: Medium Density Policy Area 19 
Desired Character Statement:  
 
“Allotments in this policy area will be at medium density, accommodating a range of dwelling 
types including semi-detached, row and group dwellings, as well as some residential flat 
buildings and some detached dwellings on small allotments. There will be a denser allotment 
pattern close to centre zones where it is desirable for more residents to lie and take advantage 
of the variety of facilities focused on centre zones. 
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys, 
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and 
overlooking the Westside Bikeway where buildings will be up to 3 storeys in height and provide 
a strong presence to the streets. Garages and carports will be located behind the front façade of 
buildings. 
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer”. 
 
Objectives 1 
Principles of Development Control 1, 5 & 7 
 
 
QUANTITATIVE ASSESSMENT 

The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
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QUALITATIVE ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Site Area and Frontage 
The proposed development will result in six (6) allotments with an average site area of 
approximately 164.1 square metres, which meets the minimum requirement for a residential flat 
building, as sought by the Residential Zone, Medium Density Policy Area 19, Principle of 
Development Control 5, which states: 
 
“When a dwelling is located within 400 metres of a centre zone, it should have a minimum site 
area (and in the case of residential flat buildings, an average site area per dwelling) and a 
frontage to a public road not less than that shown in the following table: 
 
Residential flat building – 150m2 average site area and 15metre frontage (for complete building)” 
 
As the assessment is also for the proposed land division of the subject land the following 
provision is also relevant: 
 
"Land division should create allotments with an area of greater than 270 square metres and a 
minimum frontage width of 9 metres, other than where the land division is combined with an 
application for dwellings or follows an approval for dwellings on the site". 
 
Therefore as the proposal is combined with a land use application for dwellings, the minimum site 
area and frontage as prescribed in PDC 5 of Policy Area 19 is relevant. Accordingly, the proposal 
for the division and the land use meets the site and frontage requirements of the Development 
Plan.  
 
In order to ensure that the development occurs in an integrated way, and with the purpose of 
achieving a consolidated development that delivers a land use outcome that is tied to the 
proposed land division, it is recommended that the land division approval be subject to a section 
51 clearance requirement whereby the titles are cleared subject to satisfactory completion of the 
land use component of the proposal. 
 
Neighbourhood character 
The Desired Character Statement for the Residential Medium Density Policy Area 19 states as 
follows: 
 
“Allotments in this policy area will be at medium density, accommodating a range of dwelling 
types including semi-detached, row and group dwellings, as well as some residential flat 
buildings and some detached dwellings on small allotments. There will be a denser allotment 
pattern close to centre zones where it is desirable for more residents to live and take advantage 
of the variety of facilities focused on centre zones. 
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys, 
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and 
overlooking the Westside Bikeway where buildings will be up to 3 storeys in height and provide a 
strong presence to the streets. Garages and carports will be located behind the front façade of 
buildings. 
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer”. 
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The subject land has a frontage to both Arthur Street and Brooker Terrace. The Policy Area 
provisions expressly state a desired intent for the area, particularly where a site is located within 
400 metres of a centre zone, to achieve densities that are greater than the established density 
that currently exists within the locality. The Desired Character Statement does not give any 
significant weight to maintenance of the character that exists within the locality. In fact the 
Residential Zone Desired Character statement further reinforces the intent for further 
densification of land within close proximity to centre zones with the statement that (note my 
emphasis): 
 
“Allotments will be at very low, low and medium densities to provide a diversity of housing options 
in different parts of the zone. The range of allotment sizes will support the desired dwelling 
types anticipated in each policy area, and the minimum allotment sizes shall be treated as 
such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be 
common near centres and in policy areas where the desired density is higher in contrast 
to the predominance of detached dwellings in policy areas where the distinct established 
character is identified for protection and enhancement. There will also be potential for semi-
detached dwellings and group dwellings in other policy areas.” 
 
The Development Plan therefore has a stated clear intent to allow sites such as the subject land 
to be significantly transformed to meet the desired densities intended by the Policy Area.  
 
As the dwellings have been designed such that the minimum density standards have been met, 
the assessment of the suitability of the proposal has to be based on all other quantitative and 
qualitative provisions of the Development Plan.  
 
Overlooking  
A number of representors have raised concerns about the impact of visual privacy. The Council 
wide provisions PDC 27 relating the visual privacy require that: 
 
“Except for buildings of 3 or more storeys, upper level windows, balconies, terraces and decks 
that overlook habitable room windows or private open space of dwellings should maximise visual 
privacy through the use of measures such as sill heights of not less than 1.7 metres or 
permanent screens having a height of 1.7 metres above finished floor level.” 
 
Although the rear and eastern elevations of the proposal plans indicate use of obscure glazing 
and/or high level windows that face directly into the properties to the south and east of the 
subject land, it is considered appropriate to condition any consent requiring the minimum sill 
height of obscured glazing to be at 1.7 metres. 
 
Overshadowing 
The Development Plan uses a number of techniques to ensure that adequate daylight and 
sunlight remains available to adjoining dwellings and private open space: 
 
10  The design and location of buildings should ensure that direct winter sunlight is available to 

adjacent dwellings, with particular consideration given to: 
(a)  windows of habitable rooms, particularly living areas 
(b)  ground-level private open space 
(c)  upper-level private balconies that provide the primary open space area for any dwelling 
(d)  access to solar energy. 

 
11  Development should ensure that north-facing windows to habitable rooms of existing 

dwelling(s) on the same allotment, and on adjacent allotments, receive at least 3 hours of 
direct sunlight over a portion of their surface between 9.00 am and 3.00 pm on 21 June. 
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12  Development should ensure that ground-level open space of existing buildings receives 

direct sunlight for a minimum of two hours between 9.00 am and 3.00 pm on 21 June to at 
least the smaller of the following:  
(a)  half of the existing ground-level open space 
(b)  35 square metres of the existing ground-level open space (with at least one of the area’s 

dimensions measuring 2.5 metres) 
 
13  Development should not increase the overshadowed area by more than 20 per cent in cases 

where overshadowing already exceeds these requirements. 
 
The dwelling to the south of the subject land has its main frontage to Brooker Terrace. 
Immediately adjacent the common boundary that adjoins this adjacent property is the main 
vehicular driveway that services an existing carport. Towards the north-eastern side of the 
adjoining property is a garden shed and a small area of private open space. Although the 
application is not supported with an overshadowing diagram, the 6 metre setbacks of the 
proposed new dwellings together with the existing driveway, carport and shed will result in any 
overshadowing to be cast on the proposed rear yards of the new dwellings and on the driveway, 
shed and carport. For these reasons the impact of overshadowing is not considered to be of 
negative impact on the southern adjoining property. 
 
Car parking Provisions 
The Development Plan requires the provision of 13 car parking spaces to service the proposed 
development. The proposal falls short of the 13 car parking spaces by 1 space. Although this 
shortfall is not ideal, a review of on-street car parking space on both Brooker Terrace and Arthur 
Street indicates that there is sufficient room within the existing road space to accommodate any 
excess car parking needs from the site. The subject land is also located within close proximity to 
Sir Donald Bradman Drive and Richmond Road which accommodate main arterial bus routes to 
and from the CBD. For these reasons the shortfall of one car parking space is not considered to 
be fatal to the application. 
 
Fencing and Landscaping 
A number of the representors have raised concerns regarding boundary fencing and 
landscaping. The applicant has indicated his preparedness to liaise with the neighbours on the 
type and finish of fencing proposed, and this is considered to be an appropriate outcome in 
relation to fencing. However, on the subject of landscaping it would be appropriate to require the 
applicant to provide further detail on the landscaping treatment proposed, in particular adjacent 
common property boundaries to ensure that an appropriate landscape outcome is achieved 
where the proposed dwellings adjoin adjacent private property.  
 
 
SUMMARY 

The Development Plan has recently been amended to allow greater density of development in 
specified areas close to Centre Zones throughout the council area. The subject land is one such 
area where increased densities are encouraged. The proposed development satisfies the 
majority of the measures intended to promote infill development of the density envisaged. Other 
than the shortfall in car parking provision, the development meets all other relevant provisions of 
the Development Plan. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 25 June 2015 and warrants 
Development Plan Consent. 
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RECOMMENDATION 1 - LAND DIVISION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/1185/2015 by 
Tenant Ready Group to undertake Torrens Title Land Division (DAC No. 211/C125/15) to create 
five (5) additional allotments at 33 Brooker Terrace, Richmond (CT 5682/233) subject to the 
following conditions: 
 
 
DEVELOPMENT PLAN CONSENT 
 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by State Surveys 

relating to Development Application No. 211/1185/2015 (DAC 211/C125/15). 
 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
Nil 
 
LAND DIVISION CONSENT 
 
COUNCIL CONDITIONS: 
 
1. That prior to the issue of section 51 clearance to this division approved herein, the existing 

dwelling and all ancillary structures shall be removed from proposed allotments 1, 2, 3, 4, 
5, 6 and the Common Property, and the concrete foundation and footings for associated 
development 211/1224/2015 shall have been poured. 

 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
2. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services (SA Water H0037874). 
For SA Water to proceed with the assessment of this application, the developer will need to 
advise SA Water of their preferred servicing option. Information of our servicing options can 
be found at: http://www.sawater.com.au/developers-and-builders/building,-developing-and-
renovating-your-property/subdividing/community-title-development-factsheets-and-
information. For any queries please contact SA Water Land Developments on 7424 1119. 

 
An investigation will be carried out to determine if the connection/s to your development will 
be costed as standard or non-standard. 

 
The developer must inform potential purchasers of the community lots of the servicing 
arrangements and seek written agreement prior to settlement, as future alterations would 
be at full cost to the owner/applicant. 
 

3. Payment of $32,440 into the Planning and Development Fund (5 allotment(s) @ 
$6,488/allotment). Payment may be made by credit card via the internet at 
www.edala.sa.govau or by phone (8303 0724), by cheque payable to the Development 
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 
5001 or in person, at Level 5, 136 North Terrace, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
Purposes. 

http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
http://www.edala.sa.govau/
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RECOMMENDATION 2 - DWELLINGS 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/1224/2015 by 
Tenant Ready Group to undertake construction of a two storey residential flat building containing 
six (6) dwellings at 33 Brooker Terrace, Richmond (CT 5682/233) subject to the following 
conditions: 
 
1. The development must be undertaken, completed and maintained in accordance with the 

plans and information detailed in this application except where varied by any conditions 
listed below.  

 
2. The construction of a drainage system and the position and manner of discharge of a 

stormwater drain must not at any time:-  
a) Result in the entry of water into a building; or  
b) Affect the stability of a building; or  
c) Create unhealthy or dangerous conditions on the site or within the building; or  
d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or 

public ways. 
 
3. All external second storey opening windows that face east and south shall incorporate fixed 

and obscured glazing or screening up to a minimum height of 1700mm above finished floor 
level to the satisfaction of Council. 

 
4. Retaining walls must be designed to accepted engineering standards, and not of timber 

construction if retaining a difference in ground level exceeding 200mm.  
 
5. Details of materials and finishes shall be submitted to the satisfaction of Council prior to the 

issuing of Development Approval. 
 
6. All driveways, parking and manoeuvring areas must be formed, surfaced with concrete, 

bitumen or paving, and be properly drained. They must be maintained to the reasonable 
satisfaction of Council thereafter.  

 
7. A detailed landscape plan in accordance with Council’s planting guide detailing the height 

and species of plantings on the southern and eastern boundaries shall be submitted to the 
satisfaction of Council prior to the granting of Development Approval. 

 
8. All planting and landscaping must be completed prior to the occupation of this development 

and must be maintained to the reasonable satisfaction of Council. Any plants that become 
diseased or die must be replaced with suitable species. 
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ATTACHMENT 1 
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ATTACHMENT 3
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ATTACHMENT 4 
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SUMMARY OF APPLICANT'S RESPONSE: 
Character, bulk and density 
Representations from neighbours on the grounds of character for the proposed development of 6 
new dwellings where there was previously just 1 is an understandable response, particularly 
when this proposal represents one of the first redevelopments of its kind in the locality. The 
subject site is a well-located corner allotment along a primary neighbourhood street. Brooker 
Terrace and it represents a perfect opportunity to undertake a development meeting the major 
objectives of the Council's Development Plan for urban infill.  
 
The new dwellings provide a range of different dwelling types, dwellings at a medium density and 
an increase in the number of new homes in a convenient location less than 450m from the Hilton 
Shopping Centre and 300m from the local library. The site is uniquely placed in Adelaide to be 
both within 5 minutes of the city and the airport and only 10 minutes from the beach, therefore 
increasing the number of residents in this strategic location. 
 
The character and style of the 6 dwellings have a bulk and density generally at odds with the 
existing, older larger grain subdivision pattern and dwellings within the locality, as highlighted by 
some of the objections, yet the design responds positively to the generalised concerns raised: 
 
Density of the proposed development 
Responds to multiple urban infill development objectives of both the West Torrens Council and 
the State Government and accommodates the new residents on compact allotments with minimal 
impacts to existing neighbours in older dwellings.  
 
Bulk of the new buildings 
The bulk is ameliorated by: 
• Varying the facade colours, materials and patterns on the walls. The southern elevation is 

broken up with varying setbacks between the ground floor level kitchens and the bedrooms 
above.  

• Views of the dwellings from Arthur Street will be screened through the canopies of the existing 
4 of the 5 street trees. 

 
Character of the area degraded by the proposed dwellings 
• The proposal responds to Council’s redevelopment objectives by developing new buildings 

that create a new styled building with a design of its own, relevant to the current era. Once a 
few developments of this nature occur in Richmond, on suitable sites, the style and character 
proposed here will not be considered at odds with the locality. 

• Landscaping can also be modified to suit any neighbours' concerns over screening or for 
aesthetic reasons. 

 
Privacy and Overlooking 
The development proposes to fix and screen all upper storey eastern and southern facing 
windows to 1700mm above the finished floor level, thereby negating any concerns with 
overlooking. 
 
Noise 
The amount of noise which may be created is completely within the realm expected from a 
normal residential development and there will be new fencing all around the back yards of the 
proposed dwellings to help shield any leisure or minor standard noise emissions from the new 
houses.  
 
The neighbouring units to the south at 35 Brooker Terrace are the closest neighbours to the back 
yards of the proposed dwellings and their wide driveways and carport abuts the private open 
space areas, all habitable room windows for the units are over 11 metres from the southern 
boundary of the subject site. 
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Car parking overspill onto the street: 
The proposal provides 12 on site car parks with 2 vehicles being accommodated per dwelling, 
which encourages off street parking.  
 
Drainage concerns with the street 
An Engineers stormwater and flood management plan utilising best flood mapping information 
has been submitted and responds better to flooding threats than older dwellings in the locality. 
With each dwelling having roof capture for rainwater run-off, appropriate finished floor levels, and 
open, unpaved permeable areas at the rear of the dwellings for rain water soakage, it is 
considered that the proposed development responds better to future storm and flooding threats 
than most existing dwellings in the locality. 
 
Fencing 
If neighbours wish fencing of a different style or height to what is common in the area (i.e. 
1800mm high boundary fencing abutting private back yards), the applicants are willing to 
accommodate reasonable requests for variations in height and materials. 
 
Building Setbacks 
The proposed development has been designed to comply and exceed parameters expressed 
within the Medium Density Policy Area 19. 
 
The proposal aims to not only comply with setback provisions, but also exceed setback 
requirements to provide greater separation from neighbouring residents and provide greater 
articulation to the built form. 
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6.2 13 Rosslyn Street, MILE END SOUTH  
 
Application No. 211/1273/2015  
 
Appearing before the Panel will be: 
 
Representor: Malcolm Tulloch of 11A Rosslyn Street wishes to appear in support of 

their representation.   
 
Applicant: David Wall of Creation Development Services wishes to appear to 

respond to representations. 
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Construction of a mixed use development comprising 

offices on ground floor and 3 x dwellings on first floor plus 
associated car parking.  

APPLICANT Creative Development Services  
APPLICATION NO 211/1273/2015  
LODGEMENT DATE 28 October 2015  
ZONE Commercial Zone  
POLICY AREA Policy Area 1 - Arterial Roads  

Precinct 3 - Sir Donald Bradman Drive Mile End  
APPLICATION TYPE Merit  
PUBLIC NOTIFICATION Category 3 
REFERRALS Internal 

 City Assets  
External 
 Nil  

DEVELOPMENT PLAN 
VERSION 

25 June 2015  

MEETING DATE 12 April 2016  
RECOMMENDATION CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason:  
 

• All Category 2 or 3 applications where a representor has requested to be heard shall be 
assessed and determined by the DAP. 

 
 
PREVIOUS or RELATED APPLICATION(S) 

Nil  
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SITE AND LOCALITY 

The subject site is more formally identified as Allotment 23 Deposited Plan 1944, in the area 
named Mile End South Hundred of Adelaide as contained in Certificate of Title Volume 5364 
Folio 478. The land is more commonly known as 13 Rosslyn Street, Mile End South. 
 
The subject site is a rectangular shaped allotment with a site width of approximately 15.24 
metres and a site depth of approximately 45.72 metres to total 696.77m² in area. The subject site 
is relatively flat in topography and is just north of the identified flood affected areas. The allotment 
is generally oriented north-south with the site fronting south onto Rosslyn Street. The existing 
warehouse building is currently used for furniture and fixtures and occupies over 90% of the total 
site area. 
 
Rosslyn Street and the immediate locality are generally developed with commercial uses of 
various forms, which are easily accessed from the arterial road, Sir Donald Bradman Drive, to the 
north of the site. The broader locality is comprised of a mix of residential, commercial, and 
industrial land uses.  
 
The site and locality are shown on the following maps. 
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PROPOSAL 

The proposed development is for the construction of a two-storey mixed use building comprising 
three offices on the ground floor and three dwellings on the first floor plus associated car parking 
and landscaping on the subject site. The existing warehouse building will be demolished.  
 
In summary the proposed development includes the following: 
 

• Three x three-bedroom dwellings totalling 218m² each and comprising:  
o Master bedroom with ensuite  
o Two (2) bedrooms with built-in robes  
o Separate bathroom  
o Combined kitchen and living area  
o Front balcony adjoining the living area  
o Rear 'sitting' room  
o Rear decking area  

• Three x offices of varying sizes being:  
o Office 1: 80m²  
o Offices 2 and 3: 53m² (each)  

• 11 car parks including one disability access car park at the front of the ground floor offices  
• Landscaping within the front car parking area.  

 
The proposed building will comprise three offices at ground level, with the upper level residential 
component cantilevering over the car parks at both the front and rear of the site. The upper level 
dwellings will be accessed from internal staircases within the individual offices for which the 
applicant has noted that the owner is seeking tenants that desire to live and work onsite.  
 
All car parks have been designed in accordance with Australian Standards and vehicles will be 
able to enter and exit in a forward direction when accessing the site and car parks. Each office 
will have separate and secure access.  
 
The external façade of the building facing Rosslyn Street has a modern appearance 
incorporating parapet walls over the upper level balconies. Different yet complementary colours 
have been selected for the external building walls to differentiate the dwellings and provide visual 
interest. Glass balustrades and glass sliding doors have been incorporated into the front balcony 
and rear decking area of each of the dwellings. 
 
No signage is proposed as part of this application.  
 
A copy of the proposal is contained in Attachment 1. 
 
PUBLIC NOTIFICATION 

The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations. 
 
Properties notified: A total of thirty-one (31) letters were sent to owners and 

occupiers of adjoining during the public notification process. 
Representations: Two (2) representations were received. 
Persons wishing to be 
heard: 

One (1) representor identified that they wish to address the 
Panel. 

 • Malcolm Tulloch  
Summary of 
Representations: 

Concerns were raised regarding the following matters; 
• Impacts to privacy, noise, parking and traffic due to the 

location of the development on the boundary; and   
• Concerned that the owner didn't provide notification of the 

development before lodgement of an application.  
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The Applicant has provided a response to the representation, as summarised below: 
 
• Privacy:  

o The developer is willing to replace all fences with fences at a height that will facilitate 
and help alleviate privacy concerns. 

• Noise:  
o The development is predominantly residential and some office space which is within 

the Council desired outcome for the site and office hours can be limited from 7:00am 
to 7:00pm to mitigate any concerns regarding noise. Sound check plasterboard is also 
proposed to be applied to the inside walls of the office spaces to alleviate noise 
transfer. The current site is a motorcycle shop which would produce far more noise 
than an office that would be used for mostly administrative type activities. 

• Parking:  
o The current site which is a motorcycle mechanic has no offsite parking for customers 

etc. where the proposed site has offsite parking which is in line with the planning 
department's criteria for the proposal. 

 
A copy of the representor's concerns and the applicant’s response is contained in Attachment 2. 
 
 
REFERRALS 

Internal 
 
• City Assets Department  
 
The Development Application was forwarded to Council's City Assets Department for review. A 
summary of the Department's response is provided as follows:  
 
General Finished Floor Level (FFL) Considerations  
 
• Council seeks to ensure that the FFL of all new development is protected from Inundation 

when considering a 350mm stormwater flow depth in the adjacent street watertable.   
• It is recommended that appropriate site and adjacent road verge survey information be 

provided to correctly assess the required minimum FFL for this proposal. 
 
Traffic Consultant Comments  
 
• The rear car park should be designated for resident parking and tenant parking only, such as 

1 allocated parking space per dwelling and the other 2 spaces designated as staff parking. 
• The dimensions indicated for the disabled parking and clear zone space appear to be comply 

with AS/NZS 2890.6-2009. 
• If the rear car parking spaces have dimensions of 2.4m minimum clear of columns and a 

depth of 5.4m minimum, it would comply with AS/NZS 2890.1-2004.  
• Recommend that Spaces 1 to 5 of the front car park have dimensions of 2.5m by 5.4m. If 

necessary, Space 1 could be made into a SMALL CAR space (2.3m by 5.0m) to allow 
Spaces 2 to 5 to achieve the 2.5m width requirement. 

• Supporting columns for first floor level should be located in line with the line marking between 
Space 1 and 2 so as not to intrude into the area for parking.  

• To enable pedestrian sight lines, recommend that the eastern boundary fence with the 
adjoining property be made a see-through type fence for a distance of 2.5m inside the 
boundary (e.g. chain mesh fence like the front fence of the adjoining property).  

• It would be preferable for the bicycle parking to be shifted to the east towards the rear car 
park driveway so that it doesn't block the entrances.  
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• Overall, the proposed development requires 11 car parking spaces in accordance with best 

practice requirements. However, given that the residential land use and office land use would 
have different peak parking times, the parking demand is likely to be less than 11 spaces.  

 
The following concerns remain outstanding: 
• Site and adjacent road verge survey plan required. 
 
A full copy of the relevant report is attached, refer Attachment 3. 
 
 
ASSESSMENT 

The subject land is located within the Commercial Zone as described in the West Torrens (City) 
Development Plan. The main provisions of the Development Plan which relate to the proposed 
development are as follows:  
 
General Section 

Crime Prevention  Objectives 1 
Principles of Development Control 1, 2, 3, 5, 6, 8 & 10  

Design and Appearance  

Objectives 1 & 2  
Principles of Development Control 1, 2, 3, 4, 5, 6, 9, 10, 12, 

13, 14, 15, 16, 17, 20, 21 
& 22 

Energy Efficiency 
Objectives 1  

Principles of Development Control 1 & 2 

Interface between Land Uses 
Objectives 1, 2 & 3  
Principles of Development Control 1, 2, 4 & 5  

Landscaping, Fences and 
Walls  

Objectives 1 & 2  
Principles of Development Control 1, 2, 3, 4 & 6 

Orderly and Sustainable 
Development  

Objectives 1, 2, 3, 4 & 5  

Principles of Development Control 1 & 3 

Residential Development  

Objectives 1 & 2  

Principles of Development Control 1, 4, 5, 7, 8, 9, 10, 11, 12, 
18, 20, 22, 23, 27, 28, 29, 
30 & 31 

Transportation and Access   

Objectives 1, 2 & 4 

Principles of Development Control 1, 2, 10, 13, 16, 20, 21, 
23, 24, 32, 34, 35, 36, 37, 
39, 40, 41, 42, 43, 44 & 
45 

Waste  
Objectives 1  

Principles of Development Control 1 & 5 

Zone: Commercial  

Objectives  1 & 2 

Principles of Development Control 1 & 2  
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Policy Area: Arterial Roads Policy Area 1 
Desired Character Statement:  
 
"This policy area will accommodate a wide range of commercial and light industrial uses. 
 
It is envisaged that the appearance of commercial development within the policy area will be 
improved through the redevelopment and upgrading of existing development sites. 
 
Development site refers to the land which incorporates a development and all the features and 
facilities associated with that development, such as outbuildings, driveways, parking areas, 
landscaped areas, service yards and fences. Where a number of buildings or dwellings have 
shared use of such features and facilities, the development site incorporates all such buildings or 
dwellings and their shared features and facilities."  
 
"Precinct 3 Sir Donald Bradman Drive (Mile End) 
 
This precinct will accommodate bulky goods outlets, light industry, service industry and 
warehouses. Residential developments in the form of two and three storey residential flat 
buildings or dwellings above office and consulting room developments are envisaged in the area 
west of the South Road intersection.  
 
Development facing Sir Donald Bradman Drive and South Road will be of high quality and well 
landscaped. Large scale development up to three storeys is envisaged east of the South Road 
intersection, reducing to smaller scale development west of the intersection. 
 
That part of the precinct between the Hilton Bridge and South Road will accommodate high 
quality bulky goods outlets development and upper level office space. 
 
Extensive landscaping will be undertaken in the setback areas near the eastern boundary of the 
precinct incorporating substantial trees which will grow to form prominent features in the eastern 
part of the precinct, particularly as viewed from the Hilton Bridge."  
 
Objectives  1 

Principles of Development Control  1, 2, 3, 5, 6, 8 

Precinct Specific Provisions   

Principles of Development Control  26, 27, 28, 29, 30, 31, 32 & 34  
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QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE AREA  
Commercial Zone, Policy Area 1  
PDC 6  
 

 
150m² (residential flat 
building)  

 
696.77m² (total site area) 
165.5m² (average per 
dwelling) 
 
Satisfies 

 
STREET SETBACK  
 
Zone Section Commercial Zone 
PDC 8  

 
3.0m from all road boundaries 
after road widening 
requirements. Excl. balconies 
which can be located up to 
2.0m from the road boundary  

 
18.0m (ground floor) 
3.5m (balconies)  
 
Satisfies 

 
 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies all 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Overlooking and Overshadowing 
As noted previously, the subject site is oriented north-south and on the northern side of Rosslyn 
Street, which is considered the ideal orientation to minimise the potential impacts of 
overshadowing to adjoining development. To the east of the site is an at-grade car park which 
will not be impacted through overshadowing, whilst to the west is an existing residential 
development.  
 
Currently, the subject site is developed with a warehouse building that is built to all four 
boundaries of the site, which is generally in keeping with the surrounding development in the 
locality and within the Commercial Zone. The proposed development will be setback 3.0 metres 
from the northern rear boundary with a total side wall height of 6.85 metres and incorporating a 
flat roof in keeping with the commercial/industrial nature of the locality. Despite being located 
along the length of the western boundary, the north-south orientation of the site coupled with the 
3.0 metre upper level setback will enable the adjoining property access to sunlight to at least 
35m² of the rear private open space area and north-facing habitable rooms during winter months.   
 
Furthermore, the proposed upper level dwellings incorporate wing walls along the sides of the 
rear decking areas and front balconies which will in effect prevent the potential for overlooking 
into adjoining properties and particularly the western neighbouring residential allotment.  
 
Carparking Provisions 
As noted in the Quantitative Assessment of the proposed development, the Development Plan 
off-street car parking provisions require approximately 14 spaces to be provided with the 
associated office and residential development. However as assessed by Council's Traffic 
Consultant, the provision of 11 spaces is considered to be acceptable as the shared car parks 
are likely to be utilised at different times of the day.  
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Furthermore, Council's Traffic Consultant recommended that the rear car park area be 
designated for residential tenants only and that a sign be installed to clearly delineate this car 
park from the office car park at the front of the site.  
 
Stormwater 
As noted previously, the subject site is not located within the identified flood affected area and 
thus the incorporation of a FFL of 350mm above the highest adjacent water table for the 
proposed building as indicated on the plans is considered to be acceptable.  
 
Waste Storage 
A waste storage area has not been specified on the application plans however there is sufficient 
space to the rear of the site within the car parking area to accommodate bin storage which would 
be screened from view to the street frontage. 
 
Landscape Assessment 
The proposed development incorporates landscaping within the front car parking area adjoining 
the ground floor offices, however this does not equate to 10 per cent of the subject site. Further 
opportunities for landscaping could be incorporated within the proposed development to the front 
of the offices and through minor alterations to the layout of the car parks.  
 
Lighting and Security 
The proposed development will be lit at night through the office tenancies and the existing street 
lighting to the front of the subject site. The entrances to the offices will be clearly identifiable and 
there will be opportunities for passive surveillance through the design which utilises floor-to-
ceiling clear windows to the front and side facades. Furthermore, the proposed upper level 
dwellings will only be accessible via internal stairwells through the ground floor offices which will 
be securely locked out of operating hours.  
 
 
SUMMARY 
 
The proposed development is a unique arrangement incorporating ground level offices and upper 
level dwellings that have been designed with the intention that the office tenants will likely reside 
in the dwellings, providing an ideal setup for a small business in a location close to the Adelaide 
CBD.  
 
The proposed building seeks to achieve a human scale at ground level through the use of the 
cantilevered upper floor which will assist in minimising the bulk and scale of buildings when 
viewed from ground level and create a comfortable pedestrian environment for office workers and 
visitors to the site. The overall design and appearance of the proposed building is considered 
acceptable given the Commercial Zoning and mix of development styles in the surrounding 
locality. It is recognised that further landscaping could be incorporated into this development, and 
the applicant will be encouraged to do so.  
 
The nature of the locality is diverse, with generally office and warehouse tenancies with larger 
buildings built to most, if not all, site boundaries with some residential development to the west of 
the subject site. There is minimal potential for overlooking into the adjoining properties, and there 
is likely to be an acceptable level of overshadowing given the orientation of the site and height of 
the side boundary walls.  
 
The average site areas of the proposed dwellings, being approximately 165m² and incorporating 
approximately 51m² of private open space is sufficient for a three-bedroom dwelling and the 
needs of future dwelling occupants. The proposed areas of private open space are of a sufficient 
total size and are of dimensions to meet the needs of future residents. Furthermore, the 
incorporation of wing walls to the private open space areas will ensure privacy and shading for 
dwelling occupants, and minimise the potential for overlooking into adjoining properties.  
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The size and location of the proposed offices and car parking is considered to be sufficient to 
meet the needs of future tenants, and can be clearly identified and accessed from the public 
road. Mixed use developments incorporating ground floor commercial tenancies and upper level 
residences are envisaged within the Commercial Zone and specifically within Precinct 3 Sir 
Donald Bradman Drive (Mile End). 
 
The provision of natural light and ventilation, noise mitigation and building fire safety 
requirements will need to be considered in further detail at the Building Rules Consent 
application stage, however given the size and layout of the proposed development, this is likely 
considered to be achievable with minor alterations to the design. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
On balance the proposed development accords with the relevant provisions contained within the 
West Torrens Council Development Plan Consolidated 25 June 2015 and warrants Development 
Plan Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/1273/2015 by 
Creative Development Services to undertake the construction of a mixed use development 
comprising 3 x offices on ground floor and 3 x dwellings on first floor plus associated car parking 
at 13 Rosslyn Street, Mile End South (CT 5364/478) subject to the following conditions: 
 
Council Conditions 
 
1. That the development shall be undertaken and completed in accordance with the plans and 

information by Creation Development Services dated 11/08/2015 as detailed in this 
application except where varied by any condition(s) listed below. 

 
2. That the finished floor level shall be a minimum 350mm above the highest adjacent street 

water table. 
 
3. That all stormwater design and construction shall be in accordance with Australian 

Standards and recognised engineering best practices to ensure that stormwater does not 
adversely affect any adjoining property or public road and for this purpose stormwater 
drainage shall not at any time: 
a) Result in the entry of water into a building; or  
b) Affect the stability of a building; or  
c) Create unhealthy or dangerous conditions on the site or within the building; or  
d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or 

public ways. 
 
4. That all driveways, parking and manoeuvring areas shall be formed, surfaced with 

concrete, bitumen or paving, and be properly drained prior to use, and shall be maintained 
in reasonable condition at all times. 

 
5. That all landscaping shall be planted in accordance with the approved plans prior to the 

occupancy of the development.  Any person(s) who have the benefit of this approval shall 
cultivate, tend and nurture the landscaping, and shall replace any landscaping which may 
become diseased or die. 
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6.  That a siteworks and drainage management plan be prepared and provided to Council's 

satisfaction prior to or at the time of application for Building Rules Consent. 
 
7.  That all carparking spaces shall be linemarked, in accordance with the approved plans and 

in accordance with Australian Standard 2890.1, 2004 Parking Facilities, Part 1, Off Street 
Carparking, prior to the occupation of the proposed development. Linemarking and 
directional arrows shall be clearly visible at all times. 

 
8. That a 150mm kerb shall be constructed to separate carparking spaces and driveways 

from landscaping areas.  
 
9. That directional signs not exceeding 0.2 square metres shall be erected at vehicle access 

points to indicate the location of visitor parking.  
 
10. That any driveways, parking and manoeuvring areas and footpaths shall be lit in 

accordance with the Australian Standard 1158 during the hours of darkness that they are in 
use. Such lights shall be directed and screened so that overspill of light into nearby 
premises is avoided and minimal impact on passing motorists occurs.  

 
11. That a rubbish collection area shall be provided in a convenient location and be screened 

from view.  
 
12. That the hours of operation for the commercial premises shall not exceed the following 

periods:- 
7:00am to 7:00pm Monday to Friday inclusive and 
9:00am to 5:00pm Saturday and 
10:00am to 5:00pm Sunday. 

 
13.  Council requires one business day’s notice of the following stages of building work: 

• Commencement of building work on site 
• Commencement of placement of any structural concrete 
• Completion of wall and roof framing prior to the installation of linings 
• Completion of building work. 
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ATTACHMENT 1
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From: David Wall [david@creationds.com.au] 
Sent: Friday, 5 February 2016 11:44:43 AM 
To: Josh Banks 
Subject: 13 Rosslyn St Mile End - Representation Response 
Hi Josh 
 
Please find my response below to representation from Malcolm Tulloch 
 
To address Mr Tulloch concerns I note the following in regards to his concerns. 
 
Privacy 
The developer is willing to replace all fences with fences at a height that will facilitate and help 
alleviate privacy concerns 
2. Noise 
The development is predominantly residential and some office space which is within the Council 
desired outcome for the site and office hours can be limited from 7:00am to 7:00pm to mitigate 
any concerns regarding noise, sound check plasterboard is also proposed be applied to the 
inside walls of the office spaces to alleviate noise transfer.  The current site is a motorcycle shop 
which would produce far more noise than an office that is largely would be used for mostly 
administrative type activities 
Parking 
The current site which is a motorcycle mechanic has no offsite parking for customers etc. where 
the proposed site has offsite parking which are in line with the planning departments criteria for 
the proposal 
 
In addition to the above the developer has worked and consulted with Council prior to submitting 
an application to make sure the development is in line with Council’s planning and development 
guidelines and overall desire for the site In which the Council has indicated it is. 
 
 
Josh - Also I have been told the owner is going to speak to the Neighbour about the proposed 
development and their representation. 
 
 
Regards 
 
 
 
David Wall 
Director 
M: 0414 706 448 
E: david@creationds.com.au 
W: www.creationds.com.au 
  

mailto:david@creationds.com.au
http://www.creationds.com.au/
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ATTACHMENT 3 

Memo 
 
To Josh Banks 
From Baskar Kannappan 
Date 04 March 2016 
Subject 211/1273/2015 – 13 Rosslyn Street, MILE END 
 
Josh,  
 
The following City Assets Department comments are provided with regards to the assessment of 
the above development application:  
 
1.0 General Finished Floor Level (FFL) Consideration 
  

1.1  Council seeks to ensure that the FFL of all new development is protected from 
Inundation when considering a 350mm stormwater flow depth in the adjacent 
street watertable.   
This is typically achieved through establishing the FFL of new development a 
minimum of 350mm above the highest adjacent street water table. 
In association with the above proposed development, no site or road verge level 
information has been provided and as such it is impossible to determine if the 
proposal will satisfy the above consideration. 
Simply conditioning that a development satisfy this consideration can have its 
complications with regards to the ultimately required level of the development in 
relation to neighbouring properties and the related planning considerations this 
brings about.  It may also bring about the necessity for alterations to the design of 
the development which are outside of the expectations of the applicant (for 
example; requiring step(s) up from existing buildings to additions). 

It is recommended that appropriate site and adjacent road verge 
survey information be provided to correctly assess the required 
minimum FFL for this proposal.  

 
2.0 Traffic Comments 

 
2.1 The following comments have been provided by Council's Traffic Consultant. 

 
I refer to the revised plans for the above development on the subject site. There are 2 
revised plans submitted to Council within a short time during December 2015. Both plans 
have the same reference number. I assume that the latest plan for my review is the plan 
with a disabled parking space and clear zone space adjacent to Office 1. 
 
The proposed offices would have a total floor area of 150m2. All dwellings are 3-bedroom 
dwellings. 
 
I have previously commented on the proposal in November 2015, in which I also 
recommended some amendments to the parking layout to comply with the parking 
standard. 
 
The revised plans shows a reduction in floor area for the ground floor office areas and 
clarification of the stair connections to the first floor dwellings. At the rear, 5 parking 
spaces are now shown. 
 
My comments about the car parking layout are as follows: 
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1. The rear car park should be designated for resident parking and tenant parking only, 
say 1 allocated parking space per dwelling and the other 2 designated as staff 
parking. By doing so, a sign could then be installed at the entrance to the rear car 
park which would state "Reserved parking only beyond this point" or words to this 
effect. If this is adopted, then there would not be a requirement to designate a 
specific turning bay space for the rear car park. 

 
2. The dimensions indicated for the disabled parking and clear zone space appear to be 

comply with AS/NZS 2890.6-2009. 
 
3. If the rear car parking spaces have dimensions of 2.4m minimum clear of columns 

and a depth of 5.4m minimum, it would comply with AS/NZS 2890.1-2004. 
 
4. I recommend that the Spaces 1 to 5 of the front car park have dimensions of 2.5m by 

5.4m. If necessary, Space 1 could be made into a SMALL CAR space (2.3m by 5.0m) 
to allow Spaces 2 to 5 to achieve the 2.5m width requirement. 

 
5. There are some supporting columns for the first floor level shown, including the 

column located at the end of Space 2 but slightly offset into the actual vehicle parking 
space. This column should be located in line with the line marking between Space 1 
and 2 so as not to intrude into the area for parking. 

 
6. To enable the pedestrian sight line requirement of the parking standard to be met, I 

recommend that the eastern boundary fence with the adjoining property be made a 
see-through type fence for a distance of 2.5m inside the boundary (eg chain mesh 
fence like the front fence of the adjoining property) so that exiting drivers from the car 
park can view an approaching pedestrian using the footpath. 

 
7. The bicycle parking area is proposed in front of the main building entrances. Rather 

than block access to the entrances, it would be preferable for the bicycle parking to 
be shifted to the east towards the rear car park driveway. 

 
In terms of parking requirements, the proposed office would require 6 spaces. For 
medium density dwellings, the commonly-referenced NSW standard recommends a 
parking rate of 1 space per unit plus 1 space for every two 3-bedroom units for residents 
and 1 space for every 5 units for visitors, which would total say 5 spaces. Overall, in 
numerical terms, the parking required would be 11 spaces. The on-site parking provision 
of 11 spaces would satisfy this requirement. 
 
Given that the residential land use and office land use would have different peak parking 
times, the parking demand should be less than 11 spaces. For example, during peak 
visitation times for the dwellings after hours and on weekends, the offices would be 
closed. 
 
In summary, I am satisfied that adequate parking would be provided for the development. 

 
Should you require further information, please contact Baskar Kannappan on the following direct 
extension number 8416 6296 
 
Regards 
 
Baskar Kannappan 
Civil Engineer  
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6.3 23 Rowells Road, LOCKLEYS  
 
Application No. 211/1008/2015 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Construction of two (2), two-storey semi-detached 

dwellings, associated garages and verandahs (alfrescos) 
and Land Division DAC 211/D020/16 - Creation of one (1) 
additional Torrens Title allotment and the creation of 
carriageway easements A & B 

APPLICANT D'Andrea & Associates 
APPLICATION NO 211/1008/2015 
LODGEMENT DATE 2 September 2015 
ZONE Residential 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets 
External 
 DAC / SA Water 
 DPTI (Transport Division) 

DEVELOPMENT PLAN 
VERSION 

25 June 2015 

MEETING DATE 12 April 2016 
RECOMMENDATION CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reasons:  

• With regard to sites where the DAP has previously refused an application within the last 
five years, all similar applications on the site shall be assessed and determined by the 
DAP. 

 
Since the refusal of Development Application 211/1083/2014, the Housing Diversity Development 
Plan Amendment was gazetted on the 18 June 2015, which reduced the specified minimum 
allotment frontage widths from 12 metres to 9 metres in relation to the subject site. 
 
PREVIOUS or RELATED APPLICATION(S) 

• 211/1083/2014 - Land Division - Torrens title DAC No- 211/D136/14 Create One (1) 
additional allotment (Refused 10 February, 2015) 

• 211/897/2014 - Construction of two single storey detached dwellings, each with single 
garage and alfresco under main roof (Withdrawn 28 November, 2014). 
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SITE AND LOCALITY 

The subject site is rectangular in shape and is located on the western side of Rowells Road 
Lockleys, between Hereford Street & Henley Beach Road which is a major transport corridor. It 
has a frontage width of 17.68 metres to Rowells Road and a depth of 45.72 metres, resulting in 
an overall site area of approximately 808m2. 
 
The site is currently occupied by a 1950's single storey detached dwelling and ancillary 
outbuildings.  
 
Topographically the site is relatively flat. 
 
No regulated trees are located on the site or adjoining the site that may be affected as part of the 
proposed development. There is one (1) juvenile street tree located on the verge directly in front 
of the site that will be impacted as a result of the proposed development.  
 
Vehicle access to the site is currently provided via an existing single width crossover located near 
the site's northern boundary.  
 
The existing neighbourhood comprises primarily detached dwellings (circa 1950's) constructed of 
brick, stone or render with pitched and skillion roofs and some newer infill development 
comprising detached dwellings, semi-detached dwellings and group dwellings. Existing dwellings 
are predominantly single storey, however there are some examples of two-storey dwellings to a 
lesser degree in the locality. 
 
All surrounding land uses are residential, with the exception of the former Lockleys Kindergarten 
located to the south-east of the site. 
 
Areas of allotments within the locality range from 362m2 to 1668m2 and frontage widths range 
from approximately 9-37 metres. 
 
The subject site is located within 400 metres of the Local Centre Zone on the corner of Henley 
Beach Road and Rowells Road. 
 
The site and locality are shown on the following maps.  
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PROPOSAL 

It is proposed to construct two (2) two-storey semi-detached dwellings with associated garages 
and verandahs (alfrescos).  
 
Both dwellings comprise an open plan kitchen / dining / living area, bedroom and amenities at 
ground floor level; and two bedrooms, study, activities area and amenities at first floor level. 
 
Each dwelling is provided with two (2) car parking spaces located within double garages.  
 
Vehicle access to the garages is proposed by a 6 metre wide driveway located centrally within 
the site in order to maintain two (2) on-street car parking spaces. An existing street tree is 
proposed to be removed to facilitate vehicle access to the site. 
 
The dwellings are proposed to be constructed of 'white' render and 'broken white' Hardies 
Amatrix cladding with timber battened and aluminium framed fixed glass garage doors, 'shale 
grey' colorbond roofs and a 'grey' matrix feature blade wall. 
 
A landscaping plan has been submitted which indicates that landscaping will be provided within 
the front setback area and the rear private open space areas of each dwelling. 
 
The proposed land division is for a Torrens title to create two (2) allotments from one (1) existing 
Torrens titled allotment and to create reciprocal rights of way in favour of each proposed 
allotment to enable vehicles to enter and exit the site in a forward direction. The proposal has 
been lodged to formalise titling arrangements in accordance with the associated land use plans. 
 
The proposed land use and land division development applications are included in Attachment 
1. 
 
PUBLIC NOTIFICATION 

The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations and the Procedural Matters in the Residential Zone of the 
West Torrens Development Plan. 
 
REFERRALS 

Internal  
 
The application was referred to Council’s City Assets Engineer who initially raised concerns 
regarding vehicle manoeuvrability, loss of on-street car parking, and stormwater connection 
through the verge. 
 
These concerns have been addressed in the amended plans being considered by the DAP. 
 
The application was referred to Council's Arboriculture Officer, who advised of no objection to the 
removal of the existing street tree subject to the payment of a removal, compensation and 
replacement fee. 
 
External 
 
The application was referred to SA Water by the Development Assessment Commission (DAC), 
who advised of no objection subject to specified standard conditions being included on any 
consent to be issued. 
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The application was referred to the DPTI (Transport Division) pursuant to Schedule 8 of the 
Development Regulations, who advised of no concerns with the plans being considered by the 
DAP subject to the inclusion of specified conditions. Council must have regard to the referral 
response received. 
 
Although DPTI (Transport Division) have requested that the rights of way be extended to the 
property boundaries, Council's City Assets department have confirmed that based upon the 
amended landscaping location and garage locations (as currently proposed) the reciprocal rights 
of way as depicted on the proposed land division plan are satisfactory and will allow vehicles to 
enter / exit the site in a forward direction. As such, it is not considered necessary to include the 
specified condition in relation to extending the rights of way to the boundaries.  
 
A copy of the relevant referral responses are included in Attachment 2. 
 
ASSESSMENT 

The subject land is located within the Residential Zone and more particularly Low Density Policy 
Area 21 as described in the West Torrens Council Development Plan. The main provisions of the 
Development Plan which relate to the proposed development are as follows: 
 
General Section 

Crime Prevention Objectives 1 
Principles of Development Control 1, 2, 3, 7 & 8 

Design and Appearance 
Objectives 1 & 2 

Principles of Development Control 1, 2, 3, 9, 10, 12, 13, 14, 
15, 21 & 22 

Energy Efficiency Objectives 1 & 2 
Principles of Development Control 1, 2 & 3 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 4, 5, 6, 8, 12, 16 

Landscaping, Fences and 
Walls 

Objectives 1 & 2 
Principles of Development Control 1, 2, 3, 4 & 6 

Orderly and Sustainable 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1 & 3 

Residential Development 

Objectives 1, 2, 3, 4 & 5  
Principles of Development Control 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 

12, 13, 14, 18, 19, 20, 21, 
27, 28, 29, 30, 31, 32, 33 

Transportation and Access 
Objectives 2 
Principles of Development Control 1, 2, 8, 9, 10, 11, 23, 24, 

30, 34, 35, 36, 37 & 44 
 
  



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 76 
 
 
 
Zone: Residential Zone 
Desired Character Statement:  
“This zone will contain predominantly residential development. There may also be some small 
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings. 
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas. 
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area. 
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer”. 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 5, 6, 7, 10, 11, 12 & 13 
Policy Area: Low Density Policy Area 21 
Desired Character Statement:  
'This policy area will have a low density character. In order to preserve this, development will 
predominantly involve the replacement of detached dwellings with the same (or buildings in the 
form of detached dwellings).  
There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to 
live and take advantage of the variety of facilities focused on centre zones. Battleaxe 
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments 
developed with buildings that have a direct street frontage. In the area bounded by Henley 
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a 
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.  
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and 
the Linear Park will be complementary to existing dwellings through the incorporation of design 
features such as pitched roofs, eaves and variation in the texture of building materials.  
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings.' 
Objectives 1 
Principles of Development Control 1, 2, 4, 6 
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QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD PROPOSED 

 
SITE AREA  
Low Density Policy Area 21 
PDC 4 

 
Semi-detached dwelling 

350m2 (minimum) 
 

 
404m2 

 
 

Satisfies 
 
ALLOTMENT AREA  
Low Density Policy Area 21 
PDC 6 

 
420m2 (minimum) 

 

 
404m2 

 
Does Not Satisfy by 4% 

 
 
FRONTAGE 
Low Density Policy Area 21 
PDC 4 

 
Semi-detached dwelling 

9m 
 

 
8.84 metres 

 
Does Not Satisfy 

 
PRIMARY STREET SETBACK  
Residential Zone 
PDC 8 

 
The same setback as one of 

the adjacent buildings 
9.8m 

 

 
10.9m 

 
Satisfies 

 
SIDE/REAR SETBACKS 
Residential Zone 
PDC 11 

 
Side 

0/1m (Ground Floor) 
2m (Upper Floor) 

 
 
 
 

Rear 
3m (Ground Floor) 
8m (Upper Floor) 

 

 
Side 

0.91m (Ground Floor) 
Does Not Satisfy 

 
3.85m (Upper Floor) 

Satisfies 
 

Rear 
9.1m (Ground Floor) 
15.4m (Upper Floor) 

Satisfies 
BUILDING HEIGHT 
Residential Zone 
PDC 6 

 
2 storeys 

 

 
2 storeys 

 
Satisfies  

INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
3+ Bedrooms - 
100m² (min.) 

 
Dwellings 1 & 2 - 215m2 each 

 
Satisfies  
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PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
- 60m² (min.), of which 8m² 

may comprise balconies, roof 
patios and the like, provided 

they have a minimum 
dimension of 2m. 

- including at least 16m2 
directly accessible from 

habitable room with minimum 
dimension 4m 

 

 
Dwelling 1 - 89m2 

Dwelling 2 - 89m2 
 

including at least 16m2 directly 
accessible from habitable room 
with minimum dimension 4m  

Satisfies  

 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
2 spaces per dwelling = 4 car 

parking spaces 
 
 

 
4 car parking spaces  

 
Satisfies 

OVERLOOKING 
Residential Development 
PDC 37 

Upper level, windows, 
balconies, terraces & decks 
that overlook habitable room 

windows or private open space 
require sill height or permanent 

screen minimum of 1.7m 
above floor level 

 

 
 
 
 
 

Satisfies 

OVERSHADOWING 
Residential Development 
PDC 10, 11, 12, 13 

Protect winter sunlight to 
adjacent dwellings' north 

facing windows, private open 
space and solar panels 

 

 
Satisfies - Private Open Space 

Does Not Satisfy - North 
Facing Window 

 
 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Frontage Width 
 
The proposed frontage width of allotments 31 and 32 is 8.84 metres respectively, in lieu of 9 
metres as specified in Residential Low Density Policy Area 21 PDC 4. This small variation is not 
significant and would result in a visually imperceptible shortfall, preserving the desired character 
sought in Policy Area 21. 
 
Overshadowing 
 
There are a number of principles in the Development Plan which relate to overshadowing. 
 
General Residential PDC 10 states that, " The design and location of buildings should ensure 
that direct winter sunlight is available to adjacent dwellings, with particular consideration given to: 
(a) windows of habitable rooms, particularly living areas 
(b) ground-level private open space 
(c) upper-level private balconies that provide the primary open space area for any dwelling 
(d) access to solar energy.' 
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General Residential PDC 12 'Development should ensure that ground-level open space of 
existing buildings receives direct sunlight for a minimum of two hours between 9.00 am and 3.00 
pm on 21 June to at least the smaller of the following: 
(a) half of the existing ground-level open space 
(b) 35 square metres of the existing ground-level open space (with at least one of the area’s  
dimensions measuring 2.5 metres). 
 
Although shadow diagrams have not been submitted with the application, Council's Planning 
Officer has undertaken a desktop analysis of the extent of shadowing affecting the adjoining 
property to the south of the subject site on the 21 June as a result of the proposed development. 
 
The analysis demonstrates that any overshadowing of existing adjoining private open space 
areas are in accordance General Residential Development PDC's 10 and 12. 
 
With respect to existing north-facing windows, General Residential Development PDC 11 states 
that 'Development should ensure that north-facing windows to habitable rooms of existing 
dwelling(s) on the same allotment, and on adjacent allotments, receive at least 3 hours of direct 
sunlight over a portion of their surface between 9.00 am and 5.00 pm on the 21 June.' 
 
The shadow diagrams and cross section analysis undertaken by Council's Planning Officer 
confirms that the north-facing bedroom window of the study / toy room at 21 Rowells Road 
currently receives at least 3 hours of sunlight for a small portion of the top of the window at the 
winter solstice based upon the existing conditions of the site. 
 
The window will not receive any direct sunlight (at the winter solstice) even with the setback of 
the southernmost proposed dwelling to its side (southern) boundary of 3.85 metres, which is in 
excess of the minimum side setback specified in the Development Plan of 2 metres. 
 
As there are no other north-facing windows within the existing dwelling at 21 Rowells Road, the 
existing primary living area/s of this existing dwelling retain their access to daylight and are not 
affected by the proposed development in accordance with General Residential PDC 10(a). 
 
It is considered that the departure from PDC 11 does not warrant refusal of the application given 
that: 
• existing primary living areas are not affected by the proposed development; and  
• the existing north-facing window should receive direct sunlight at other times of the year 

(other than the winter solstice).  
 

Side Setback  
 
The side setback of each dwelling is 0.91 metres in lieu of 1 metre as specified in Residential 
Zone PDC 11. This small variation is imperceptible and is therefore considered acceptable in this 
instance. 
 
Garage Width 
 
The maximum frontage width of garage openings facing the street is 54% (4.8 metres) in lieu of 
50% (4.42 metres) as specified in Residential Development PDC16. 
 
The proposed garage presentation is considered acceptable in this instance given that the 
dwellings are of two-storey cantilevered design, resulting in a lesser proportion of garaging within 
the front façade, and therefore reducing the dominance of the garage openings as presented to 
the street.  
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Additionally, the detailing of the garage doors as vertical timber battens (including the doors and 
surrounds) and aluminium framed fixed glass panel lift doors ensures that the garages blend in 
with the development and avoid being dominant elements of the dwellings and within the 
streetscape.  
 
Land Division  
 
The proposed land division application has been lodged to formalise titles for the land use 
development proposal. A review of the proposed land division confirms that the dimensions are 
consistent with the details contained in the land use application including the proposed reciprocal 
rights of way to allow vehicles from each dwelling to enter / exit the site in a forward direction.  
 
SUMMARY 
 
The proposal substantially meets the overall objectives of the Residential Zone and Low Density 
Policy Area 21 in that it will provide semi-detached dwellings close to centre zones where it is 
desirable for more residents to live and take advantage of the variety of facilities focused on 
centre zones with buildings with a direct street frontage. 
 
The proposed development is considered appropriate for the site as: 
• The design and siting of the proposed development is considered to be compatible with the 

surrounding area; 
• The proposal is unlikely to have a detrimental impact on surrounding properties and should 

provide for a reasonable level of amenity for future residents; and 
• The proposal generally satisfies the qualitative and quantitative provisions of the West 

Torrens Council Development Plan with the exception of small variations to frontage width, 
side setbacks and garage width. 

 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan. Subject to the 
inclusion of suitable conditions, it is considered that the proposed development generally accords 
with the relevant provisions contained within the West Torrens Council Development Plan 
Consolidated 25 June 2015 and warrants Development Plan Consent and Land Division 
Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/1008/2015 by 
D'Andrea & Associates to undertake the construction of two (2) two-storey semi-detached 
dwellings, associated garages and verandahs (alfresco)s and Land Division DAC 211/D020/16 - 
Creation of one (1) additional torrens title allotment and the creation of carriageway easements A 
& B at No. 23 Rowells Road, Lockleys (CT 5197/849) subject to the following conditions: 
 
DEVELOPMENT PLAN CONSENT 
COUNCIL CONDITIONS: 
 
1. The development shall be undertaken and completed in accordance with the plans and 

information detailed in this application except where varied by any condition(s) listed 
below. 
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2. That all stormwater design and construction shall be in accordance with Australian 

Standards and recognised engineering best practices to ensure that stormwater does not 
adversely affect any adjoining property or public road and for this purpose stormwater 
drainage shall not at any time:-  
a) Result in the entry of water into a building; or 
b) Affect the stability of a building; or 
c) Create unhealthy or dangerous conditions on the site or within the building; or 
d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths 

or public ways. 
 
3. That any retaining walls shall be designed to accepted engineering standards, and not of 

timber construction if retaining a difference in ground level exceeding 200mm. 

4. That all driveways, parking and manoeuvring areas shall be formed, surfaced with 
concrete, bitumen or paving, and be properly drained, and shall be maintained in 
reasonable condition at all times. 

5. That all planting and landscaping shall be completed prior to occupation of this 
development and be maintained in reasonable condition at all times. Any plants that 
become diseased or die shall be replaced with a suitable species. 

6. That the fixed obscure glazing nominated on the upper level north, east and south-facing 
windows of the dwellings shall be fitted in accordance with the approved plans prior to 
occupation of the building. The glazing in these windows will be maintained in reasonable 
condition at all times. 

7. Council requires one business day’s notice of the following stages of building work:  
 Commencement of building work on site 
 Commencement of placement of any structural concrete 
 Completion of wall and roof framing prior to the installation of linings 
 Completion of building work 

DEPARTMENT OF PLANNING, TRANSPORT & INFRASTRUCTURE (TRANSPORT 
DIVISION) CONDITIONS: 
 
8. The obsolete crossover shall be closed and reinstated to Council standard kerb & gutter 

at the applicant's expense. 
 
9. All vehicles must enter and exit Rowells Road in a forward direction. 
 
10. Rights of way A & B shall remain clear of any impediments to vehicle manoeuvring 

(such fences, vegetation, meters and parked cars). 
 
11. Stormwater run-off shall be collected on-site and discharged without jeopardising the 

safety and integrity of Rowells Road. Any alterations to the road drainage infrastructure 
required to facilitate this shall be at the applicant's expense. 

DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
Nil 
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LAND DIVISION CONSENT 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by Bartlett Drafting & 

Development (Drawing GB2115DA, Revision 3, dated 12/02/16 relating to Development 
Application No. 211/1008/2015 (DAC 211/D020/16).  

2. Prior to the issue of Section 51 Clearance to this division approved herein, all existing 
buildings must be removed from the site. 

 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
3. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services (SA Water H0042972). 
An investigation will be carried out to determine if the connection/s to the development will be 
costed as standard or non standard. 

 
The internal drains shall be altered to the satisfaction of the SA Water Corporation. 

 
4. Payment of $6,488 into the Planning and Development Fund (1 allotment @ 

$6,488/allotment). Payment may be made by credit card via the internet at 
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the  Development 
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 
5001 or in person, at Ground Floor, 101 Grenfell Street, Adelaide. 

 
5. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
Purposes. 
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ATTACHMENT 1
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ATTACHMENT 2
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08 March 2016 

SA Water  
Level 6, 250 Victoria Square 
ADELAIDE SA 5000 
Ph (08) 7424 1119  

 
Our Ref: H0042972 Inquiries kirsty jennings 

Telephone 7424 1119 
 The Chairman 
Development Assessment Commission 
136 North Terrace 
ADELAIDE SA 5000  

 

 Dear Sir/Madam   
 PROPOSED LAND DIVISION APPLICATION NO: 211/D020/16 AT LOCKLEYS  
 In response to the abovementioned proposal, I advise that pursuant to Section 33 of the 
Development Act it is necessary for the developer to satisfy this Corporation's requirements, 
which are listed below.  
 The financial requirements of SA Water shall be met for the provision of water supply and 
sewerage services. 
 The alteration of internal drains to the satisfaction of SA Water is required. 
 An investigation will be carried out to determine if the connection/s to your development will be 
costed as standard or non standard. 
 On approval of the application, all internal water piping that crosses the allotment boundaries 
must be severed or redirected at the developers/owners cost to ensure that the pipework relating 
to each allotment is contained within its boundaries. 
 Yours faithfully  
  kirsty jennings 
for MANAGER LAND DEVELOPMENT & CONNECTIONS  
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6.4 33 Elizabeth Avenue, PLYMPTON  
 
Application No. 211/183/2016 
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Land Division - Torrens Title 

DAC No. 211/D009/16 (Unique ID 53293) 
Create two (2) additional allotments (includes party walls) 

APPLICANT FJ Papalia 
APPLICATION NO 211/183/2016 
LODGEMENT DATE 24 February 2016 
ZONE Residential Zone  
POLICY AREA Medium Density Policy Area 18 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Works (Amenity Officer) 
External 
 Development Assessment Commission (DAC) 
 SA Water  

DEVELOPMENT PLAN 
VERSION 

5 November 2015 

MEETING DATE 12 April 2016 
RECOMMENDATION CONSENT 

 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason/s:  
 

• With regard to residential development and land division applications, where at least one 
proposed allotment and or site does not meet the minimum frontage widths and site areas 
designated in respective zones and policy areas within the West Torrens Council 
Development Plan, the application shall be assessed and determined by the DAP. 

 
The land division application is required to be determined by the DAP as per the above sub-
delegation as the proposed allotment areas are less than 250m² and the frontage widths are less 
than 9 metres each which is the minimum specified in Medium Density Policy Area 18.  
 
The site area and frontage widths of a dwelling differ from the minimum allotment provisions and 
are also dependant on dwelling type. There is an associated land use application that satisfies 
the minimum site areas and frontage widths for row dwellings and therefore the application can 
be determined under delegation by the Administration after a decision is made on this 
application. 
 
A land use application (211/1348/2015) for the construction of three (3) single storey row 
dwellings each with a single garage under the main roof is currently being considered under 
delegation, and will be finalised upon the determination of the current application.  
 
A copy of the plans submitted with the land use (211/1348/2015) is included in Attachment 1. 
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PREVIOUS or RELATED APPLICATIONS 
 
DA 211/1348/2015 - Construction of three (3) single storey row dwellings each with a single 
garage under the main roof undergoing assessment under delegation.  
 
 
SITE AND LOCALITY 

The subject land is described as Allotment 37 Deposited Plan 2658 in the area named Plympton 
Hundred of Adelaide, and is more commonly known as 33 Elizabeth Avenue. It is located within 
the Residential Zone and more particularly Residential Policy Area 18.  
 
There are several arterial roads located in close proximity to the subject land. Marion Road is 
located approximately 300 metres East, ANZAC Highway is located 55 metres north and Cross 
Road is located approximately 150 metres South of the subject land respectively. The Urban 
Corridor Zone boundary is located approximately 260 metres east of the subject land and there is 
also a Local Centre Zone approximately 300 metres west of the subject land.  
 
The subject land currently contains a 1920's bungalow with associated structures such as an 
outbuilding and carport.  
 
The locality consists mostly of residential development generally situated on allotments 
rectangular in shape, however some allotments have an irregular shape where the boundaries 
follow the bend in the road. The dwelling type is predominantly characterised by 1920's-30's 
bungalows with a few examples of symmetrical cottages and villas. There is one contemporary 
double storey dwelling that exists on the western neighbouring site of the subject land.  
 
The John the Baptist Catholic School is 15 metres west of the subject land and is the only non-
residential use within the locality. Due to the school's presence the traffic speed is reduced to 
25km/h adjacent the subject land when children are present.  
 
The site and locality are shown on the following maps.  
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PROPOSAL 

The Applicant seeks approval for a Torrens Title Land Division creating two additional allotments. 
Proposed Allotment 1 will have a frontage to the public road measuring 5.22 metres, a depth of 
45.72 metres and a total area of 239 square metres. Proposed Allotments 2 and 3 have 
frontages of 5.16 metres to the public road, a depth of 45.72 metres and total area of 236 square 
metres. The boundaries of the land division application and party walls are consistent with the 
land use application (DA 211/1348/2015). 
 
The proposed land use and land division development applications are included in Attachment 
2. 
 
 
PUBLIC NOTIFICATION 

The land division application is a Category 1 form of development pursuant to Section 38 and 
Schedule 9 of the Development Act and Regulations and the Procedural Matters in the 
Residential Zone of the West Torrens Development Plan. 
 
 
REFERRALS 

Internal 
 
• City Works (Amenity Officer)  
 
Division of the land will result in two (2) additional driveways and crossovers to be established to 
enable vehicle access for future dwellings. To facilitate the establishment of these new access 
points the removal of the street tree adjacent the subject land will be required. The application 
was forwarded to Council's Amenity Officer who has provided feedback supporting removal of 
the tree subject to payment of a fee of $1,090.  
 
External 
 
The land division application (DA 211/183/2016) was referred to SA Water by the Development 
Assessment Commission (DAC) who advised of no objection subject to specified standard 
conditions being included on any consent to be issued. 
 
A copy of the relevant referral responses are included in Attachment 3. 
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ASSESSMENT 

The subject land is located within the Residential Zone and more particularly Medium Density 
Policy Area 18 as described in the West Torrens Council Development Plan. The main provisions 
of the Development Plan which relate to the proposed development are as follows: 
 
General Section 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 4, 5, 6, 8 & 12 

Orderly and Sustainable 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1, 3 & 7 

Residential Development Objectives 1, 2 & 3 
Principles of Development Control 1 & 3 

Transportation and Access Objectives 2 
Principles of Development Control 2, 10, 11, 23 & 24 

Infrastructure Objectives 3 
Principles of Development Control 1, 3, 5, 6, 8 & 16 

 
Zone: Residential Zone  
Desired Character Statement:  
 
"This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in an Historic Conservation Area. 
  
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer". 
 
Objectives 1-4 
Principles of Development Control 1 & 5 
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Policy Area: Medium Density Policy Area 18 
Desired Character Statement:  
 
"Allotments in this policy area will be at medium density, accommodating a range of dwelling 
types including residential flat buildings, row dwellings, group dwellings, semi-detached 
dwellings and some detached dwellings on small allotments. Allotment amalgamation to create 
larger development sites will occur to maximise the density of development while also achieving 
integrated design outcomes, particularly within a comfortable walking distance of centre zones. 
Vehicle access will occur from side streets and new rear public and private laneways wherever 
possible, also supporting the retention of existing street trees.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and 
provide a strong presence to streets, other than in the part of the policy area in Underdale, 
Ashford (other than allotments adjacent to Residential Character Ashford Policy Area 22) 
and allotments bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park 
where buildings will be up to 4 storeys. Parking areas and garages will be located behind the 
front facade of buildings.  
 
Buildings on the edge of the policy area which adjoin residential policy areas at lower densities 
will pay particular attention to managing the interface with adjoining dwellings, especially in 
terms of the appearance of building height and bulk, and overshadowing.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer." 
 
Objectives 1 
Principles of Development Control 1 (Land Use), 1 (Form and Character), 4, 6 & 8 
 
 
QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

Allotment 1 Allotment 2 Allotment 3 
 
SITE AREA  
Medium Density Policy 
Area 18 
PDC 6 
 

 
Row Dwellings 
150m² 
 

 
239m²  
 
Satisfies 

 
236m²  
 
Satisfies 

 
236m²  
 
Satisfies 

 
ALLOTMENT AREA  
Medium Density Policy 
Area 18 
PDC 8 
 

 
250m² 
 

 
239m²  
 
Does Not 
Satisfy by 4.4% 

 
236m²  
 
Does Not 
Satisfy by 5.6% 

 
236m²  
 
Does Not 
Satisfy by 5.6% 
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ALLOTMENT 
FRONTAGE  
Medium Density Policy 
Area 18 
PDC 8 

 
9m 

 
5.22m  
 
Does Not 
Satisfy by 42% 

 
5.16m  
 
Does Not 
Satisfy by 
42.6% 
 

 
5.16m  
 
Does Not 
Satisfy by 
42.6% 

 
SITE FRONTAGE  
Medium Density Policy 
Area 18 
PDC 8 

 
Row Dwellings 
5m 

 
5.22m  
 
Satisfies 

 
5.16m  
 
Satisfies  

 
5.16m  
 
Satisfies 

 
 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Frontage Width & Site Area 
 
Medium Density Policy Area 18 contains two Principles of Development Control (PDC) which 
specify different frontage widths and site areas relating to land division and the site of a dwelling 
dependant on the dwelling type. Medium Density Policy Area 18, PDC 6 reads;  
 
A dwelling should have a minimum site area (and in the case of residential flat buildings, an 
average site area per dwelling) and a frontage to a public road not less than that shown in the 
following table: 
 

 

 
 
 
Medium Density Policy Area 18, PDC 8 reads; 
 
Land division should create allotments with an area of greater than 250 square metres and a 
minimum frontage width of 9 metres, other than where the land division is combined with an 
application for dwellings, or follows an approval for dwellings on the site. 
 
Although the land division and land use applications were not submitted as a combined 
application, as the dwelling types can still be reasonably determined as row dwellings given the 
submission of an associated land use application, it is practical to apply Residential Policy Area 
18, PDC 6, where the minimum frontage width for a row dwelling is 5 metres and the minimum 
site area is 150m². Each dwelling site in this instance satisfies the Development Plan.  
 
  



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 97 
 
 
It is believed that Residential Policy Area 18 PDC 8 was established so that where the land use 
is yet to be determined a parcel of land that would be adequate to accommodate any dwelling 
type envisaged. However, given that the land use can be reasonably anticipated through the 
associated land use application, Residential Policy Area 18 PDC 6 should be rightfully 
considered and applied.  
 
The recommended allotment widths (5 metres and 9 metres would not be consistent with the 
existing allotment pattern within the locality. The direction for future development within Medium 
Density Policy Area 18 is to provide a variety of dwelling types and residential accommodation at 
medium density. The proposal will contribute to this desired character.  
 
The proposed area of Allotment 1 is 239m2 and the proposed area of Allotment 2 and 3 is 236m², 
in lieu of 250m2 as specified in Residential Medium Density Policy Area 18 PDC 8. The small 
variation in allotment area is not significant and would result in a visually imperceptible shortfall, 
ultimately preserving the desired character sought in Medium Density Policy Area 18. 
 
 
SUMMARY 
 
The proposed land division does not meet the specific allotment area and frontage width 
provisions for the land division specific policy of Medium Density Policy Area 18, however, the 
shortfall in area and frontage width is not considered to be inconsistent with the site area and site 
frontage specific provisions for the development of row dwellings within the policy area which is 
the anticipated land use.  
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 5 November 2015 and warrants 
Development Plan Consent. 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/183/2016 by F 
J Papalia to undertake Land Division - Torrens Title DAC No. 211/D009/16 (Unique ID 53293) 
Create two (2) additional allotments (includes party walls)at 33 Elizabeth Avenue, Plympton (CT 
5569/418) subject to the following conditions: 
 
DEVELOPMENT PLAN CONSENT 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by Western Surveying 

Services, relating to Development Application No. 211/183/2016 (DAC 211/D009/16). 
 
LAND DIVISION CONSENT 
COUNCIL CONDITIONS: 
 
1. Prior to the issue of Section 51 Clearance to this division approved herein: 

• all existing buildings must be removed (note that the removal shall be subject to a 
separate development approval). 

• the concrete foundation and footings for associated development 211/1348/2015 shall 
have been poured. 
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DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
2. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services.  
 

The alteration of internal drains to the satisfaction of SA Water is required. 
 

An investigation will be carried out to determine if the connection/s to your development will 
be costed as standard or non-standard.  
 
On approval of the application, all internal water piping that crosses the allotment 
boundaries must be severed or redirected at the developers/owners cost to ensure that the 
pipework relating to each allotment is contained within its boundaries. 

 
3. Payment of $12,976 into the Planning and Development Fund (2 allotments @ 

$6,488/allotment). Payment may be made by credit card via the internet at 
www.edala.sa.govau or by phone (8303 0724), by cheque payable to the Development 
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 
5001 or in person, at Level 5, 136 North Terrace, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
Purposes. 
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ATTACHMENT 1 
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ATTACHMENT 2 
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ATTACHMENT 3 
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6.5 4 Gifford Street, TORRENSVILLE  
 
Application No. 211/1320/2015 
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Construction of a single-storey dwelling including 

associated garage and verandah (alfresco) under the main 
roof 

APPLICANT Ashutosh Vadmere 
APPLICATION NO 211/1320/2015 
LODGEMENT DATE 6 November 2015 
ZONE Residential 
POLICY AREA Cowandilla / Mile End West Character Policy Area 23 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets 
External 
 Nil 

DEVELOPMENT PLAN 
VERSION 

5 November 2015 

MEETING DATE 12 April 2016 
RECOMMENDATION REFUSAL 

 
 
BACKGROUND 
The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason: 

• All applications where the assessing officer recommends refusal, shall be assessed and 
determined by the DAP. 

 
PREVIOUS or RELATED APPLICATION(S) 
 

• 211/366/2014 - Jan 21, 2015 Development Approval - Construction of a single storey 
detached dwelling with associated garage and verandah (alfresco) under the main roof 

• 211/374/2013 - Apr 22, 2013 Development Approval - Demolition of existing dwelling & 
associated outbuildings 

• 211/1175/2010 Oct 15, 2010,Development Approval - Demolition Dwelling & Outbuildings 
 
 
SITE AND LOCALITY 
The subject site is located on the northern side of Gifford Street between Oakington Street and 
Chapman Street, Torrensville. It has a frontage to Gifford Street of 14.02 metres and a maximum 
depth of 47.83 metres, resulting in an overall site area of approximately 671m2. 
 
The site is currently vacant. 
 
Topographically the site is relatively flat. 
 



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 107 
 
 
There are no regulated trees located on, or within close proximity to, the site that may be affected 
as a result of the proposed development. 
 
Vehicle access to the site is currently provided by a single width crossover located at the eastern 
end of the site's Gifford Street frontage. 
 
The existing neighbourhood comprises predominantly detached single storey dwellings which are 
constructed of stone, brick or render and provided with pitched roofs. All surrounding land uses to 
the east, west and south are residential, whilst commercial uses and the Urban Corridor Zone 
boundary exist directly to the north. 
 
Car parking facilities and car parking spaces are single width and generally located to the side of 
their respective dwelling. 
 
The site and locality are shown on the following maps. 
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PROPOSAL 
It is proposed to construct a single-storey detached dwelling which comprises three bedrooms, 
kitchen/meals/family area, lounge, retreat / rumpus room and associated amenities and verandah 
(alfresco). 
 
The proposed dwelling is provided with a double garage which is integrated within the dwelling's 
roofline. The garage is set back a sufficient distance to allow for one additional uncovered car 
parking space within the front setback area. 
 
The dwelling is proposed to be constructed with brick and is provided with rendered features and 
a tiled pitched roof. 
 
A Landscaping Plan has not been provided however hard surfaced areas are nominated on the 
submitted siteworks and drainage plan, which indicates that adequate space is available on site 
to accommodate landscaping within the front setback and rear private open space area of each 
dwelling. 
 
The plans and associated correspondence from the applicant are included in Attachment 1. 
 
 
PUBLIC NOTIFICATION 
The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations and the Residential Zone Procedural Matters Section of 
the West Torrens Council Development Plan 
 
 
REFERRALS 
Internal 
The application was referred to Council's City Assets Engineer who initially raised concerns 
regarding finished floor levels & proximity of the proposed crossover to the existing street tree, 
Council's Arboriculture Officer has advised that the existing street tree can be removed subject to 
a removal, replacement and compensation fee. The applicant has paid this fee and the street 
tree has been removed. 
 
The concerns raised by Council's City Assets department have been addressed in the plans 
being considered by the DAP. 
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ASSESSMENT 
The subject land is located within the Residential Zone and more particularly Cowandilla / Mile 
End West Character Policy Area 23 as described in the West Torrens Council Development Plan. 
The main provisions of the Development Plan which relate to the proposed development are as 
follows: 
 
General Section 

Crime Prevention Objectives 1 
Principles of Development Control 1,2, 3,7 & 8 

Design and Appearance 
Objectives 1 &2 

Principles of Development Control 1, 2, 3, 9, 10, 12, 13, 14, 15, 
21 & 22 

Energy Efficiency Objectives 1 &2 
Principles of Development Control 1, 2 & 3 

Landscaping, Fences and Walls Objectives 1 &2 
Principles of Development Control 1, 2, 3, 4 &6 

Orderly and Sustainable 
Development 

Objectives 1,2,3,4 8,5 

Principles of Development Control 1 8,3 

Residential Development 

Objectives 1,2,3,4 8,5 

Principles of Development Control 
1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12, 13, 14, 18, 19, 20, 21, 
27, 28, 29, 30, 31, 32, 33 

Transportation and Access 
Objectives 2 

Principles of Development Control 1, 2, 8, 9, 10, 11, 23, 24, 30, 
34, 35, 36, 37 8, 44 

 
Zone: Residential 
Desired Character Statement:  
 
"This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to surrounding 
dwellings. 
 
Allotments will be at very low, low and medium densities to provide a diversity of housing options in 
different parts of the zone. The range of allotment sizes will support the desired dwelling types 
anticipated in each policy area, and the minimum allotment sizes shall be treated as such in order 
to achieve the Desired Character for each policy area and, in turn, reinforce distinction between 
policy areas. Row dwellings and residential flat buildings will be common near centres and in policy 
areas where the desired density is higher, in contrast to the predominance of detached dwellings in 
policy areas where the distinct established character is identified for protection and enhancement. 
There will also be potential for semi-detached dwellings and group dwellings in other policy areas. 
 
Residential development in the form of a multiple dwelling, residential flat building or group dwelling 
will not be undertaken in a Historic Conservation Area. 
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Landscaping will be provided throughout the zone to enhance the appearance of buildings from the 
street as viewed by pedestrians, provide an appropriate transition between the public and private 
realm and reduce heat loads in summer.' 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1,5, 6, 7, 8, 9, 10, 11, 13, 17, 18, 20,21 

 
Policy Area: Cowandilla / Mile End West Character Policy Area 23 
Desired Character Statement:  
 
'The policy area will contain predominantly detached dwellings and semi-detached dwellings. 
There will also be some small-scale non-residential activities such as offices, shops and consulting 
rooms in certain locations. Non-residential activities will be complementary to surrounding 
dwellings. 
 
Allotments will vary in size from low density to very low density and are generally deep, with narrow 
frontages to main streets. Subdivision will reinforce the existing allotment pattern which is a 
significant positive feature of the policy area. 
 
There will be a unity of built-form, particularly as viewed from the street, where all new 
development is complementary to the key character elements of Victorian-era villas, cottages, 
inter-war bungalows, Spanish mission and Dutch colonial-style dwellings, rather than dominating or 
detracting from them. Key elements of this character include pitched roofs, verandas /porticos and 
masonry building materials. 
 
There will be predominantly one storey buildings, with some two storey buildings designed in a 
manner that is complementary to the single storey character of nearby buildings. Setbacks will be 
complementary to the boundary setbacks of older dwellings in the policy area, preserving 
considerable space in private yards for landscaping. 
 
There will be no garages/carports forward of the main facade of buildings. Fencing forward of 
dwellings will be low to provide views of built-form that define the character of the policy area. Any 
driveway crossovers will be carefully designed and located to ensure the preservation of street 
trees which have an important positive impact on the streetscape.' 
 
Objectives 1 
Principles of Development Control 1 & 2 
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QUANTITATIVE ASSESSMENT 
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

DEVELOPMENT PLAN 
PROVISIONS STANDARD ASSESSMENT 

 
PRIMARY STREET 
SETBACK 
Residential Zone PDC8 

Up to 2m - same as one of the 
adjacent buildings 

3.57m or 4.4 m 

4.5m  

Satisfies 

SIDE/REAR SETBACKS  
Residential Zone PDC 11 

Side 
0/1 m (min.)(ground floor) 

1m  

Satisfies 
 

SIDE/REAR SETBACKS  
Residential Zone PDC 11 

Rear 
3m (min.)(ground floor) 

13.8m  

Satisfies 

  
BUILDING HEIGHT 
Residential Zone PDC 17 1 storey (except where a dwelling 

faces a public road) 
1 storey  

Satisfies 

 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
- 3+ Bedroom, 100m2 (min.) 

261m2  

Satisfies 

 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
>500m2 
- 80m2 (min.), of which 10m2 may 
comprise balconies, roof patios 
and the like, provided they have a 
minimum dimension of 2m. 
-- Minimum dimension 4m. 
24m2 (min.) at the rear of side of 
dwelling, directly accessible from 
a habitable room. 

252m2 (total) 
At least 4m (min. dimension) 

252m2 (accessed from 
habitable room) 

Satisfies 

CARPARKING SPACES 
Transportation and Access 
PDC 34 

Detached - 2 car-parking spaces 
required, 1 of which is covered 

3 spaces provided  

Satisfies 
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QUALITATIVE ASSESSMENT 
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Garage 

Residential Zone PDC 21 which is applicable to all Character Policy Areas 22 - 28 states that 
'Other than in Novar Gardens Character Policy Area 26, garages and carports facing the street 
(other than an access lane way) should be designed with a maximum width of 3.66 metres.' 
 
In relation to garages and carports the more specific desired character statement associated with 
the Cowandilla / Mile End West Character Policy Area 23 is silent in relation to the form of 
garages / carports and their width, however does state that: 
 
'There will be no garages/carports forward of the main facade of buildings.' 
 
Although generally the more specific policy takes precedence over the general Residential Zone 
provisions, the fact that none of the Character Areas (22-28) desired character statements refer 
to single widths of proposed garages / carports need not be interpreted that this element relating 
to streetscape character should not be given significant weight. The form of garages is also 
relevant to ensuring that 'there will be a unity of built-form' as referred to in the desired character 
statement of Cowandilla / Mile End West Character Policy Area 23. 
 
There are no special circumstances associated with the subject site (such as a wider than typical 
allotment width than exhibited in the locality), nor has the prevailing character of the locality been 
altered to such a degree by the presence of double garages / carports to justify a departure from 
the Development Plan with respect to garage widths in this instance. Of all of the properties with 
dwellings fronting Gifford Street, there is one (1) example of a dwelling with a double garage at 
2A Gifford Street which was approved in 2006. All other dwellings which front Gifford Street are 
provided with single width covered and uncovered car parking areas which is consistent with the 
specific local provision relating to garages and carports being limited to single width (or 3.66 
metres) in accordance with Residential Zone PDC 21. 
 
For the reasons outlined above the proposed double garage is not supported in this instance. 
 
The applicant has advised that his family requires more than one (1) covered car parking space. 
Given that the adjoining dwelling to the west of the subject site does not contain any north-facing 
windows or primary private open space areas directly adjacent to a proposed garage, there 
would be no planning reason, as to why a single width tandem garage accommodating two (2) 
covered vehicle spaces could not be accommodated on the site. 
 
With the exception of the width of the garage, the dwelling is single storey, incorporates a pitched 
roof, verandas / porticos and masonry building materials and is provided with setbacks 
complementary to the setbacks of dwellings within the policy area. 
 
 
SUMMARY 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal whilst not considered to be seriously at variance with the Development Plan, on balance 
the proposed development does not sufficiently accord with the relevant provisions contained 
within the West Torrens (City) Development Plan Consolidated 5 November, 2015 and does not 
warrant Development Plan Consent. 
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RECOMMENDATION 
The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development Act 1993 
resolves to REFUSE Development Approval for Application No. 211/1320/2015 by Ashutosh 
Vadmere to construct a single storey dwelling including associated garage and verandah (alfresco) 
under the main roof at No. 4 Gifford Street, Torrensville (CT 5794/506) for the following reasons: 
 

1. The proposed development is contrary to: 
 

• Residential Zone PDC 21 
Reason: The proposed double width garage faces the street and is designed with a 
maximum overall width exceeding 3.66 metres. 
 

• Residential Zone, Cowandilla / Mile End West Character Policy Area 18 PDC 2. 
Reason: The proposed double width garage is not consistent with the desired character 
for the policy area with respect to ensuring a unity of built form in relation to the locality's 
prevailing character of single width car parking facilities / spaces associated with dwellings 
as viewed from the street. 
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ATTACHMENT 1 
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6.6 45 Tennyson Street, KURRALTA PARK  
 
Application No.  211/187/2016 & 211/193/2016 
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT 
PROPOSAL 

Land Division - Torrens Title 
DAC No. 211/D012/16 (Unique 
ID 53413) 
Create one (1) additional 
allotment 

Land Division - Community Title 
DAC No. 211/C013/16 (Unique ID 
53414) 
Create one (1) additional 
allotment 

APPLICANT P Mager P Mager 
APPLICATION NO 211/187/2016 (211/D012/16) 211/193/2016 (211/C013/16) 
LODGEMENT DATE 25 February 2016 24 February 2016 
ZONE Residential  Residential  
POLICY AREA Medium Density Policy Area 19 Medium Density Policy Area 19 
APPLICATION TYPE Merit Merit 
PUBLIC NOTIFICATION Category 1 Category 1 
REFERRALS 
 
 
 
 
 
 
 
 

Internal 
 City Assets (Civil Engineer) 
 City Works (Amenity Officer) 
 
External 
• Development Assessment 

Commission (DAC) 
• SA Water 

Internal 
 City Assets (Civil Engineer) 
 City Works (Amenity Officer) 

 
External 
• Development Assessment 

Commission (DAC) 
• SA Water 

DEVELOPMENT PLAN 
VERSION 

5 November 2015 5 November 2015 

MEETING DATE 12 April 2016 12 April 2016 
RECOMMENDATION 1 - CONSENT 2 - CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason/s:  
 

• With regard to residential development and land division applications, where at least one 
proposed allotment and or site does not meet the minimum frontage widths and site areas 
designated in respective zones and policy areas within the West Torrens Council 
Development Plan, the application shall be assessed and determined by the DAP. 

 
The land division application is required to be determined by the DAP as per the above sub-
delegation as the areas of allotments 102 & 103 are 218m2 respectively, and are therefore 19% 
less than the minimum site area specified in Medium Density Policy Area 19 for a dwelling.   
 
The site areas of the dwellings however satisfy the site area provisions as they are greater than 
the minimum average site area specified of 270m2, and are therefore to be determined under 
delegation by the Administration. 
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A land use application (211/1138/2015) for the construction of a double storey group dwelling 
and a residential flat building containing two (2) dwellings is currently being considered under 
delegation, and will be finalised upon the determination of the current application being 
considered by the DAP. 
 
A copy of the plans submitted with the land use (211/1138/2015) is included in Attachment 1. 
 
 
PREVIOUS or RELATED APPLICATION(S) 
 
DA 211/1138/2015 - Construction of a double storey group dwelling with double garage built 
under the main roof and construction of a single storey residential flat building containing two (2) 
dwellings, each with a garage and verandah built under the main roof. Undergoing assessment 
under delegation 
 
 
SITE AND LOCALITY 

The subject land is formally described as Allotment 50 Deposited Plan 2478 in the area named 
Kurralta Park Hundred of Adelaide as contained in Certificate of Title Volume 5630 Folio 875. 
The land is more commonly known as 45 Tennyson Street, Kurralta Park. The subject land is 
rectangular in shape with a frontage of 20.73 metres, a depth of 44.20 metres and a total site 
area of 916.27 square metres. 
 
The subject land is located on the northern side of the street, between Clifford Avenue and Selby 
Street, approximately 12 metres west of the Warwick Avenue and Tennyson Street intersection. 
The subject land currently accommodates a dilapidated 1950's single storey conventional style 
dwelling and associated structures including an outbuilding, carport and verandah. The allotment 
abutting the subject land to the west contains a two storey 1960's residential flat building 
containing eight (8) dwellings and an associated carport and laundry building which abut the 
western boundary of the subject land. The allotment to the east of the subject land contains a 
1950's gable fronted dwelling with an associated garage and verandah.  
 
The locality is characterised by a vast mixture of residential development. Dwelling styles evident 
within the locality include, 1950's and 1960's conventional hipped roof, 1920's bungalows, 1960s-
1970s residential flat buildings, 1990's group dwellings and recently developed single and double 
storey detached dwellings.  
 
The site and locality are shown on the following maps.  
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PROPOSAL 

Development Application 211/187/2016 (DAC No. 211/D012/16) 
 
The proposal is for a Torrens Title land division creating one (1) additional allotment.  Proposed 
Allotment 101 will have a frontage to the public road of 13.33 metres, a depth of 20.27 metres 
and a total area of approximately 315 square metres. Allotment 100 will have a frontage to the 
public road of 7.4 metres and a total area of 601 square metres. Proposed Allotment 100 is a 
battle axe allotment with a driveway approximately 20.27 metres in length, further division of 
proposed Allotment 100 is sought (DA 211/193/2016, below).  
 
A copy of the proposal is contained in Attachment 2.  
 
Development Application 211/193/2016 (DAC No. 211/C013/16) 
 
The proposal is for a Community Title land division creating one (1) additional allotment and one 
(1) communal piece of land.  Vehicle access for all of the proposed allotments is proposed via the 
common property accessible from Tennyson Street. Proposed Allotment 102 has a width of 
10.36 metres, a depth of 21.07 metres and a total area of 218 square metres. Proposed 
Allotment 103 has a width of 10.37 metres, a depth of 21.07 metres and total area of 218 square 
metres.  
 
A copy of the proposal is contained in Attachment 3.  
 
 
PUBLIC NOTIFICATION 

The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations and Residential Zone, Procedural Matters. 
 
 
REFERRALS 

Internal  
 
• City Assets 
Civil Engineer 
 
The appropriateness and configuration of the land division applications were considered by 
Council's Civil Engineer through the assessment of the associated land division application. The 
land use application was referred to Councils Civil Engineer to provide comment regarding the 
following: 
• Parking  
• Vehicle manoeuvrability  
• Driveway and access layout 
• Flood impact 
• Finished floor levels 
• Stormwater drainage 
 
There were concerns with the original land use proposal, however, it has since been amended 
and City Assets no longer has any objections to the current proposal. The land division proposals 
correspond with the boundaries of the associated land use application.  
 
• City Works 
Amenity Officer 
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Driveway access to the proposed allotments (and dwellings as proposed in DA 211/1138/2015) 
will conflict with existing street trees. Council's Amenity Officer has reviewed the application and 
provided feedback which supports the removal of the street tree conflicting with the driveway for 
the rear allotments and that supports the retention of the central street tree should a 1.5 metre 
offset be maintained from proposed driveways and other proposed infrastructure (such as 
stormwater outlet).   
 
External 
 
• Development Assessment Commission (DAC) and SA Water 
 
Pursuant to Section 33 and Schedule 29(1) of the Development Act and Regulations, both of the 
land division applications were referred to SA Water by the Development Assessment 
Commission. 
 
Neither DAC nor SA Water had any objections to the proposal subject to several conditions being 
added to any consent notice. 
 
Full copies of the relevant reports are contained in Attachment 4. 
 
 
ASSESSMENT 

The subject land is located within the Residential Zone and more particularly within Medium 
Density Policy Area 19 as described in the West Torrens Council Development Plan. The main 
provisions of the Development Plan which relate to the proposed development are displayed in 
the tables below.  
 
General Section 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 4, 5, 6, 8, 12, 16 

Orderly and Sustainable 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1 & 3 

Residential Development 

Objectives 1, 2, 3 & 4  
Principles of Development Control 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 

12, 13, 14, 18, 19, 20, 21, 
27 & 28 

Transportation and Access 
Objectives 2 
Principles of Development Control 1, 2, 8, 9, 10, 11, 23, 24, 

30, 34, 35, 36, 37 & 44 
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Zone:  Residential Zone 
Desired Character Statement:  
 
“This zone will contain predominantly residential development.  There may also be some small 
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations.  Non-residential activities will be complementary to 
surrounding dwellings. 
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone.  The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas.  Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement.  There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas. 
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area. 
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer”. 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 5, 6, 7, 10, 11, 12 & 13 
 
Policy Area:  Medium Density Policy Area 19  
Desired Character Statement:  
 
'Allotments in this policy area will be at medium density, accommodating a range of dwelling 
types including semi-detached, row and group dwellings, as well as some residential flat 
buildings and some detached dwellings on small allotments. There will be a denser allotment 
pattern close to centre zones where it is desirable for more residents to live and take advantage 
of the variety of facilities focused on centre zones.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys, 
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and 
overlooking the Westside Bikeway, where buildings will be up to 3 storeys in height and provide 
a strong presence to streets. Garages and carports will be located behind the front facade of 
buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer.' 
 
Objectives 1 
Principles of Development Control 1, 2, 3, 4 
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QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 
 
DEVELOPMENT PLAN 
PROVISIONS 
 

STANDARD ASSESSMENT 

Allotment 101 Allotment 102 Allotment 103 
 
SITE AREA 
 
Residential Zone, Medium 
Density Policy Area 19 
PDC 4 
 

 
 
 
270m2 minimum 
 

 
 
 
315m2 
 
Satisfies 

 
 
 
300m2 
 
Satisfies 

 
 
 
300m2 
 
Satisfies 

 
ALLOTMENT AREA 
 
Residential Zone, Medium 
Density Policy Area 19 
PDC 7 
 

 
 
 
270m2 minimum 
 

 
 
 
315m2 
 
Satisfies 

 
 
 
218m2 
 
Does not 
satisfy by 
19% 

 
 
 
218m2 
 
Does not 
satisfy by 
19% 

 
SITE FRONTAGE  
 
Residential Zone, Medium 
Density Policy Area 19  
PDC 7 
 

 
 
 
9m 

 
 
 
13.33m 
 
Satisfies 

 
 
 
10.36m 
 
Satisfies 

 
 
 
10.37m 
 
Satisfies 

 
 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Site Area 
 
The land division applications were not combined with a land use applications therefore a 
decision on the applications cannot be made under delegated authority as the proposed areas of 
Allotment 102 and 103 are less than 270m2 as specified within Residential Zone, Medium Density 
Policy Area 19 Principle of Development Control (PDC) 7.   
 
Allotments 102 and 103 have an area of 218m2 each which is deficient by 52m2 per allotment in 
accordance with Medium Density Policy Area 19 PDC 7. Although the allotment sizes are less 
than specified the average site area for the future residential flat building as proposed in the 
associated land use application is 300m2, which is greater than the minimum allotment size 
required and is also 30m2 greater than the average site area required in accordance with 
Residential Zone, Medium Density Policy Area 19 PDC 4.    
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Therefore although the allotment size does not satisfy the land division principle applied to the 
assessment of the applications, the area for future development of the dwellings is considered to 
be adequate and in accordance with the direction as verified by other PDC's of the Medium 
Density Policy Area 19. The land divisions will formalise proposed land uses which are 
encouraged by the policy of Medium Density Policy Area (PDC 1, 2 and PDC 4), as they will 
accommodate a range of dwelling types to be developed in a functional manner that are within 
walking distance to a centre zone, public transport facilities and recreation facilities such as the 
Westside Bikeway.  
 
Land Division   
 
The proposed land division has been lodged to formalise titles for the land use development 
proposal (Development Application No. 211/1138/2015). A review of the proposed division 
confirms that the dimensions of the proposal are consistent with the details contained in the land 
use application.  
 
The average site area of the dwellings is consistent with PDC 4 of the Residential Zone, Medium 
Density Policy Area 19. 
 
 
SUMMARY 
 
The proposal substantially meets the overall objectives of the Residential Zone and Medium 
Density Policy Area 19. 
 
The proposed development is considered appropriate for the subject land as: 
 
• The design and siting of the proposed development is considered to be compatible with the 

surrounding area; 
• The proposal is unlikely to have a detrimental impact on surrounding properties and should 

provide for a reasonable level of amenity for future residents; and 
• The proposal generally satisfies the relevant provisions of the West Torrens Council 

Development Plan and more particularly aids the achievement of the Desired Character of 
Medium Density Policy Area 19. 

 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
Subject to the inclusion of suitable conditions, it is considered that the proposed development 
generally accords with the relevant provisions contained within the West Torrens Council 
Development Plan Consolidated 5 November, 2015 and warrants Development Plan Consent 
and Land Division Consent. 
 
RECOMMENDATION 1 - LAND DIVISION TORRENS TITLE 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent and Land Division Consent for 
Application No. 211/187/2016 (DAC No. 211/D012/16) by P Mager to undertake Land Division - 
Torrens Title DAC No. 211/D012/16 (Unique ID 53413) Create one (1) additional allotment at No. 
45 Tennyson Street, Kurralta Park (CT 5630/875) subject to the following conditions: 
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DEVELOPMENT PLAN CONSENT 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by SKS Surveys Pty 

Ltd, Job No. 193615, dated 11 November 2015, relating to Development Application No. 
211/187/2016 (DAC No. 211/D012/16).  

 
LAND DIVISION CONSENT 
COUNCIL CONDITIONS: 

 
1. Prior to the issue of Section 51 Clearance to this division approved herein: 

• All existing buildings must be removed (note that the removal shall be subject to a 
separate development approval). 

 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
2. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
 
The alteration of internal drains to the satisfaction of SA Water is required.  
 
On approval of the application, all internal water piping that crosses the allotment 
boundaries must be severed or redirected at the developers/owners cost to ensure that the 
pipework relating to each allotment is contained within its boundaries. 
 

3. Payment of $6,488 into the Planning and Development fund ($6,488/lot).  Payment may be 
made by credit card via the internet at www.edala.sa.gov.au or by phone (7109 7018), by 
cheque payable to the Development Assessment Commission marked “Not Negotiable” 
and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 101 Grenfell 
Street, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
purposes. 

 
 
RECOMMENDATION 2 - LAND DIVISION COMMUNITY TITLE 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent and Land Division Consent for 
Application No. 211/193/2016 (DAC No. 211/C013/16) by P Mager to undertake Land Division - 
Community Title DAC No. 211/C013/16 (Unique ID 53414) Create one (1) additional allotment at 
No. 45 Tennyson Street, Kurralta Park (CT 5630/875) subject to the following conditions: 
 
DEVELOPMENT PLAN CONSENT 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by SKS Surveys Pty 

Ltd, Job No. 193615, dated 11 November 2015, relating to Development Application No. 
211/193/2016 (DAC No. 211/C013/16).  
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LAND DIVISION CONSENT 
COUNCIL CONDITIONS: 

 
1. Prior to the issue of Section 51 Clearance to this division approved herein: 

• All existing buildings must be removed (note that the removal shall be subject to a 
separate development approval). 

 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
2. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
 

For SA Water to proceed with the assessment of this application, the developer will need to 
advise SA Water their preferred servicing option. Information can be found at: 
http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-
property/subdividing/community-title-development-factsheets-and-information. For queries 
please contact SA Water Land Developments on 7424 1119.  
 
The developer must inform potential purchasers of the community lots of the servicing 
arrangements and seek written agreement prior to settlement, as future alterations would 
be at full cost to the owner/applicant.  
 

3. Payment of $6,488 into the Planning and Development fund ($,6488 /lot).  Payment may be 
made by credit card via the internet at www.edala.sa.gov.au or by phone (7109 7018), by 
cheque payable to the Development Assessment Commission marked “Not Negotiable” 
and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 101 Grenfell 
Street, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
purposes. 

 
 
  

http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
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ATTACHMENT 1 
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ATTACHMENT 2 
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ATTACHMENT 3 

 
  



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 149 
 
 

ATTACHMENT 4 
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6.7 14 Hoylake Street, NOVAR GARDENS  
 
Application No. 211/1488/2015  
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Construction of a domestic outbuilding  
APPLICANT Alpha Industries  
APPLICATION NO 211/1488/2015  
LODGEMENT DATE 16 December 2015  
ZONE Residential Zone  
POLICY AREA Policy Area 21 - Low Density  
APPLICATION TYPE Merit  
PUBLIC NOTIFICATION Category 1  
REFERRALS Internal 

 Nil  
External 
 Nil  

DEVELOPMENT PLAN 
VERSION 

5 November 2015  

MEETING DATE 12 April 2016  
RECOMMENDATION REFUSE 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reasons:  

• All applications where the assessing officer recommends refusal shall be assessed and 
determined by the DAP.  

 
 
PREVIOUS or RELATED APPLICATION(S) 

• DA 211/697/2009 - Construction of a domestic outbuilding (garage measuring 3.921m x 
9.255m x 2.7m wall height) (Development Approval granted 3 July 2009). 
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SITE AND LOCALITY 

The subject site is rectangular in shape, located on the northern side of Hoylake Street and 
oriented north-south. The site has a frontage width of approximately 19.81 metres, and a 
maximum depth of approximately 33.53 metres, resulting in an overall site area of approximately 
664.23 square metres. The subject site has a relatively flat topography.  
 
The subject site is currently occupied by a single-storey detached dwelling with an ancillary 
carport attached to the east, a verandah attached to the rear of the dwelling and an existing 
domestic garage within the north-eastern corner of the site. 
 
There are no Regulated or Significant trees on, or in close proximity to, the location of the 
proposed development. There are several mature trees within the north-western adjacent 
property however appear to be a significant distance away from the location of the proposed 
outbuilding. There is an existing street tree in the verge adjoining the site.  
 
The subject site is currently accessed via a single width crossover located at the south-eastern 
end of the site frontage to Hoylake Street.  
 
The land uses immediately surrounding the subject site are all residential in nature, with several 
reserves located both east and west of the site and a pocket of industrial development located 
over 700 metres to the east on Morphett Road. The existing neighbourhood is predominately 
comprised of detached single-storey dwellings, with some two-storey dwellings and residential 
flat buildings scattered throughout.  
 
The site and locality are shown on the following maps.    
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PROPOSAL 

The proposed development is for the construction of a domestic outbuilding (shed) associated 
with the existing dwelling. The existing domestic outbuilding (garage) within the north-eastern 
corner of the allotment is proposed to be retained, along with the existing verandah and carport 
attached to the dwelling.  
 
The proposed shed will measure 7.6 metres in width and 14.5 metres in length, resulting in a 
total area of 110.2 square metres. The proposed shed will be 3.0 metres in height to the wall and 
3.67 metres in total height to the top of the gable.  
 
The shed is proposed to be located within the north-western corner of the allotment, directly 
abutting both the northern and western boundaries of the site for 14.5 metres and 7.6 metres 
respectively. Two single roller doors are proposed within the south-western end of the shed 
providing internal access.  
 
The proposed shed will be constructed in prepainted, steel sheeting in 'Classic Cream' colour.  
 
The proposed plans of development are included in Attachment 1.  
 
 
REFERRALS 
Internal 
 
Nil. 
 
External 
 
Nil.  
 
 
PUBLIC NOTIFICATION 

The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations. 
 
 
ASSESSMENT 

The subject land is located within the Residential Zone and Low Density Policy Area 21 as 
described in the West Torrens (City) Development Plan. The main provisions of the Development 
Plan which relate to the proposed development are as follows: 
 
General Section  
Design and Appearance  Objectives  1 

Principles of Development 
Control  

1, 2, 3 & 9  

Residential Development Objectives  1  
 Principles of Development 

Control  
4, 10, 11, 12, 14, 15, 16, 18, 
19, 20, 21, 23 & 31  
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Zone: Residential Zone  
Desired Character Statement:  
 
"This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings. 
Allotments will be at very low, low and medium densities to provide a diversity of housing options 
in different parts of the zone. The range of allotment sizes will support the desired dwelling types 
anticipated in each policy area, and the minimum allotment sizes shall be treated as such in 
order to achieve the Desired Character for each policy area and, in turn, reinforce distinction 
between policy areas. Row dwellings and residential flat buildings will be common near centres 
and in policy areas where the desired density is higher, in contrast to the predominance of 
detached dwellings in policy areas where the distinct established character is identified for 
protection and enhancement. There will also be potential for semi-detached dwellings and group 
dwellings in other policy areas. 
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area. 
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer." 
 
Objectives  4 
Principles of Development Control  1, 2, 4, 5, 12 & 13 
Policy Area: Low Density 21  

Desired Character Statement:  
 
"This policy area will have a low density character. In order to preserve this, development will 
predominantly involve the replacement of detached dwellings with the same (or buildings in the 
form of detached dwellings). 
 
There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to live 
and take advantage of the variety of facilities focused on centre zones. Battleaxe subdivision will 
not occur in the policy area to preserve a pattern of rectangular allotments developed with 
buildings that have a direct street frontage. In the area bounded by Henley Beach Road, Torrens 
Avenue and the Linear Park, where the consistent allotment pattern is a significant positive 
feature of the locality, subdivision will reinforce the existing allotment pattern. 
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and 
the Linear Park will be complementary to existing dwellings through the incorporation of design 
features such as pitched roofs, eaves and variation in the texture of building materials. 
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings." 
 
Objectives  1 
Principles of Development Control  1 & 2 
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QUANTITATIVE ASSESSMENT 

The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

DEVELOPMENT PLAN 
PROVISIONS STANDARD ASSESSMENT 

SIDE/REAR SETBACKS min. 0/1m (side) 
 

0m (N), 0m (W)  
 

Does Not Satisfy  

PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

Min. 80m² with a min. 
dimension of 4.0m and 
min. area of 24m² at side 
or rear of dwelling 
accessed from a habitable 
room (for site areas 
>500m²) 

107.62m² (excl. verandah) 
138.94 m² (incl. verandah) 
Largest POS area: 66.6m² 
with min. dimension 5.4m 
and accessed from living 
area. Other areas min. 
dimensions of 2.6m 
(between carport and 
garage) and 3.4m (area west 
of dwelling) 22.5% of POS 
will be covered by existing 
verandah 

 
Does Not Satisfy 

CARPORTS, GARAGES & 
OUTBUILDINGS 
Residential Development 
PDC 16 

Max. floor area 60m² 110.2m² 
 

Does Not Satisfy 

 Max. wall height 3m 3.0m 
 

Satisfies 

 Max. building height 5m 3.63m (to top of gable) 
 

Satisfies 

 Min. setback from primary 
frontage - no closer than 
any part of its associated 
dwelling 

25.93m setback, located 
behind the existing dwelling  

 
Satisfies 

 Min. setback from 
secondary frontage - 0.9m 
or in line with existing 
dwelling  

N/A 
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 Max. length along 
boundary - 8.0m or 50% of  
length of boundary 
(whichever is less) 

14.5m (N) 
7.5m (W) 

 
Does Not Satisfy 

 Max frontage width of 
garage/carport with 
opening facing a rear 
laneway - no max. 

N/A 

 Max. frontage width of 
garage/carport opening 
facing the street - 6m or 
50% of allotment frontage 
(whichever is less) 

N/A 

CARPARKING SPACES  
Transportation and Access 
PDC 34 

2 car-parking spaces,  
1 of which is covered 

2 x visitor (existing),  
2 x covered spaces (existing) 

 
Satisfies 

 
 
QUALITATIVE ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development satisfies all 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Garages, Carports and Outbuildings 
Within the Residential Zone and Low Density Policy Area 21, the following form of development 
is listed as 'envisaged': ‘domestic outbuilding in association with a dwelling’   
 
The specific design requirements for garages, carports and outbuildings are quantified in General 
Section, Residential Development Principle of Development Control 16, which states the 
following: 
 

“Garages, carports and residential outbuildings should not dominate the streetscape and 
not adversely impact on the safety of road users and pedestrians, and be designed within 
the following parameters: 

 
Parameter Value 
Maximum floor area 60 square metres 
Maximum wall height 3 metres 
Maximum building height 5 metres 
Minimum setback from a primary road frontage Garages and carports sited no closer to the 

primary road frontage than any part of its 
associated dwelling 
Outbuildings should not protrude forward of 
any part of its associated dwelling 

Minimum setback from a secondary road 
frontage 

0.9 metres or in line with the existing dwelling 

Maximum length along the boundary 8 metres or 50 per cent of the length along that 
boundary (whichever is the lesser) 
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Maximum frontage width of garage or carport 
with an opening facing a rear access lane 

No maximum 

Maximum frontage width of garage or carport 
facing the street 

6 metres or 50 per cent of the allotment 
frontage, whichever is less 

 
The proposed outbuilding will exceed the maximum floor area sought by the Development Plan 
by approximately 50m² (84%). There is an existing verandah and carport attached to the rear of 
the dwelling, along with an existing outbuilding (garage) totalling approximately 44m² in area and 
located on the eastern boundary of the allotment.  
 
Whilst is it recognised that domestic outbuildings are envisaged where, associated with a 
dwelling within the Residential Zone and Policy Area 21, a structure of this size in combination 
with existing structures on the subject site are considered to be excessive for the form of 
development envisaged through the policies.  
 
The proposed outbuilding will also exceed the maximum length along the boundary which will be 
discussed further as follows.  
 
 
Boundary Walls  
As noted, the proposed outbuilding will exceed the maximum length along the boundary sought 
by General Section, Residential Development Principle of Development Control 16. The 
proposed outbuilding will be located directly abutting both the northern and western boundaries 
for a length of 14.5 metres and 7.6 metres respectively.  
 
Furthermore, the following provisions of the Development Plan are relevant to side boundary 
walls in residential areas: 
 
Zone Section, Residential Zone Principle of Development Control 12: 
 
"Side boundary walls in residential areas should be limited in length and height to: 

(a) Minimise their visual impact on adjoining properties 
(b) Minimum overshadowing of adjoining properties". 

 
Zone Section, Residential Zone Principle of Development Control 13:  
 
"Except where otherwise specified by a policy area, side boundary walls comply with the 
following: 

(a) side boundary walls should be located immediately abutting the wall of an existing or 
simultaneously constructed building on the adjoining site and constructed to the same or 
to a lesser length and height 

(b) side boundary walls: 
(i) Should have a maximum vertical wall height of 3 metres 
(ii) Should have a maximum length of 8 metres 
(iii) Should be constructed along one side of the allotment only and no further than 14 

metres from the front boundary 
 

(c) where there is an existing adjacent boundary wall which is setback greater than 1 metre 
from the front setback standard for the rest of the street, side boundary walls should be 
located not more than 1 metre closer to the primary street frontage". 

 
The proposed outbuilding will exceed the maximum boundary wall length along the northern rear 
boundary envisaged through the Development Plan provisions. This may result in a visual impact 
to the northern neighbouring property boundary as in effect, 14.5 metres of the 19.81 metre 
allotment boundary width will be developed with a structure measuring 3.0 metres in height to the 
wall.  
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Furthermore, the existing garage totalling approximately 44m² in area is also located on the 
eastern side boundary for a length of approximately 10.0 metres. The existing garage coupled 
with the proposed shed would not meet the intent of Principle of Development Control 13(b)(iii).  
 
Site Coverage and Open Space 
As outlined in the Quantitative Assessment, the area of private open space to remain at the 
completion of the proposed development does not meet the requirement to provide a minimum 
area of 80m² with a minimum dimension of 4.0m. Whilst the total area of uncovered private open 
space would total approximately 107.62m², the largest rectangular area of uncovered private 
open space to be provided would measure approximately 66.6m² with a minimum dimension of 
5.4m and accessed from living area. The remaining areas of private open space will have 
minimum dimensions ranging from 2.6m to 3.4m.   
 
Furthermore, the remaining private open space will be largely overshadowed by the proposed 
structure which would be located along the northern boundary, and a further 22.5% of the private 
open space will be covered by the existing verandah.  
 
In summary, the area of private open space to remain after the construction of the proposed 
development is not considered to be of a sufficient size and dimension, nor is it considered to 
have adequate access to sunlight to enable year-round use as sought in Residential General 
Section Principle of Development Control 18.  
 
 
SUMMARY 
 
In summary, the proposed outbuilding (shed) does not meet the quantitative provisions of the 
Development Plan in regards to the overall size and length along the northern boundary, and will 
result in an area of private open space that is inadequate in size and dimensions to meet the 
needs of current and future dwelling occupants at the completion of the development.  
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be seriously at variance with the Development Plan.  
 
On balance the proposed development does not accord with the relevant provisions contained 
within the West Torrens (City) Development Plan Consolidated 5 November 2015 and does not 
warrant Development Plan Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to REFUSE Development Approval for Application No. 211/1488/2015 by 
Alpha Industries to construct a domestic outbuilding at 14 Hoylake Street, Novar Gardens (CT 
5494/716) for the following reasons: 
 
1. The proposed development is contrary to  

 General Section, Design and Appearance, Principle of Development Control 3(b).  
Reason: Side boundary walls should be limited in length to minimise the visual impact 
from the adjoining properties. 
 

 General Section, Residential Development, Principle of Development Control 16.   
Reason: The proposed outbuilding (shed) exceeds the maximum size and maximum 
length along the boundary.  
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 General Section, Residential Development, Principle of Development Control 18.   
Reason: The proposed outbuilding (shed) will result in an area of private open space 
that will be significantly shaded during winter and will not be of an area and shape that 
is adequately functional.   
 

 General Section, Residential Development, Principle of Development Control 19.   
Reason: The proposed outbuilding (shed) will result in an area of private open space 
that does not meet the minimum dimension requirements.   
 

 Zone Section, Residential Zone, Principle of Development Control 12.  
Reason: Side boundary walls should be limited in length to minimise the visual impact 
from the adjoining properties.  

 
 Zone Section, Residential Zone, Principle of Development Control 13.  

Reason: The side boundary wall should be limited in length to 8.0 metres.  
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ATTACHMENT 1 
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6.8 16 Birdwood Terrace, NORTH PLYMPTON  
 
Application No. 211/1410/2015 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Land division - Community title 

DAC No- 211/C177/15 
Create two (2) additional allotments 

APPLICANT Total Voice & Data Pty Ltd C/- Bleeze Neale & Associates 
APPLICATION NO 211/1410/2015 
LODGEMENT DATE 27 November, 2015 
ZONE Residential 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 Nil 
External 
 DAC / SA Water 

DEVELOPMENT PLAN 
VERSION 

5 November 2015 

MEETING DATE 12 April 2016 
RECOMMENDATION CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reasons: 
 

• With regard to residential development and land division applications, only exercise 
delegated powers to assess or determine applications where all proposed allotments and 
or sites meet, or are within 5% of, the minimum frontage widths and site areas designated 
in respective zones and policy areas within the West Torrens Council Development Plan. 

 
The land division application is required to be determined by the DAP as per the above sub-
delegation as the areas of allotments 2 & 3 are 244m2 respectively, and are therefore 9% less 
than the minimum site area specified in Medium Density Policy Area 19 for a dwelling.   
 
The site areas of the dwellings however satisfy the site area provisions by less than a 5% 
variation (261m2 / 3%) to the minimum site area specified of 270m2, and are therefore to be 
determined under delegation by the Administration. 
 
A land use application (211/1079/2015) for the construction of three dwellings comprising a two-
storey detached dwelling and a two-storey residential flat building containing two dwellings, 
associated garages and verandahs (alfrescos) is currently being considered under delegation, 
and will be finalised upon the determination of the current application by the DAP. 
 
A copy of the plans submitted with the land use (211/1079/2015) is included in Attachment 1. 
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PREVIOUS or RELATED APPLICATION 

• 211/1079/2015 - Construction of three (3) dwellings comprising one (1) two-storey 
detached dwelling and a two-storey residential flat building containing two (2) dwellings, 
associated garages and verandahs (alfrescos) (undergoing assessment under 
delegation). 

 
SITE AND LOCALITY 

The subject site is located on the north-eastern side of Birdwood Terrace, between Talbot 
Avenue and Allchurch Avenue, North Plympton.  It has a frontage to Birdwood Avenue of 18.29 
metres and a depth of 50.29 metres, resulting in an overall site area of approximately 920m2.  
 
The site is currently occupied by a 1950's single storey detached dwelling and ancillary 
outbuildings.   
 
Topographically the site is relatively flat. 
 
There are no regulated trees located on, or within close proximity to, the site that may be affected 
as a result of the proposed development, however two (2) semi-mature street trees are located 
within the verge to the front of the site.   
 
Vehicle access to the site is currently provided by a single width crossover located at the 
northern end of the site's Birdwood Avenue frontage. 
 
An existing stobie pole is located on the verge at the southern end of the site. 
 
The existing neighbourhood comprises predominantly single storey detached and group 
dwellings, and residential flat buildings, with some examples of two-storey dwellings in the 
locality, including those directly to the north-east of the subject site. Most dwellings are 
constructed of brick or render and provided with pitched roofs.   
 
Opposite the site is a reserve accommodating the Westside Bike Path, whilst all other 
surrounding land uses are residential in nature. 
 
The subject site is subject to flooding and is primarily within the 0-100mm flood depth, with a 
small portion of the frontage of the site subject to a flood depth of 100-250mm.  
 
The site and locality are shown on the following maps. 
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PROPOSAL 

The proposed land division is for a Community Title Land Division creating three allotments from 
one proposed Torrens Titled allotment. The proposal has been lodged to formalise titling 
arrangements in accordance with the associated land use development application currently 
being considered under delegation (211/1079/2015). 
 
The proposed land division is included in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations and the Procedural Matters in the Residential Zone of the 
West Torrens Development Plan. 
 
 
REFERRALS 

Internal  
 
The land division application was not required to be referred to Council's City Assets department; 
however the land use application (211/1079/2015) was referred with initial concerns raised in 
relation to driveway access, garage dimensions and setback, finished floor level and verge 
interaction with respect to stormwater connections being addressed in the final plans being 
considered by Council Planning Administration under delegation. Council's Arboriculture Officer 
has also advised that the existing street tree can be removed to facilitate vehicle access to the 
site, subject to the payment of a removal, replacement and compensation fee being paid to 
Council. 
 
External 

The application was referred to SA Water by the Development Assessment Commission (DAC) 
who advised of no objection subject to specified standard conditions being included on any 
consent to be issued. 
 
Copies of the relevant referral responses are included in Attachment 3.  
 
ASSESSMENT 

The subject land is located within the Residential Zone and more particularly Medium Density 
Policy Area 19 as described in the West Torrens Council Development Plan. The main provisions 
of the Development Plan which relate to the proposed development are as follows: 
 
General Section 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 4, 5, 6, 8, 12, 16 

Orderly and Sustainable 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1 & 3 

Residential Development 

Objectives 1, 2, 3 & 4  
Principles of Development Control 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 

12, 13, 14, 18, 19, 20, 21, 
27 & 28 

Transportation and Access 
Objectives 2 
Principles of Development Control 1, 2, 8, 9, 10, 11, 23, 24, 

30, 34, 35, 36, 37 & 44 
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Zone:  Residential Zone 
Desired Character Statement:  
 
“This zone will contain predominantly residential development.  There may also be some small 
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations.  Non-residential activities will be complementary to 
surrounding dwellings. 
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone.  The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas.  Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement.  There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas. 
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area. 
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer”. 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 5, 6, 7, 10, 11, 12 & 13 
 
Policy Area:  Medium Density Policy Area 19  
Desired Character Statement:  
 
'Allotments in this policy area will be at medium density, accommodating a range of dwelling 
types including semi-detached, row and group dwellings, as well as some residential flat 
buildings and some detached dwellings on small allotments. There will be a denser allotment 
pattern close to centre zones where it is desirable for more residents to live and take advantage 
of the variety of facilities focused on centre zones.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys, 
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and 
overlooking the Westside Bikeway, where buildings will be up to 3 storeys in height and provide 
a strong presence to streets. Garages and carports will be located behind the front facade of 
buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer.' 
 
Objectives 1 
Principles of Development Control 1, 2, 3, 4 
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QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 
 
DEVELOPMENT PLAN 
PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE AREA 
Residential Zone, Medium 
Density Policy Area 19 
PDC 4  

 
Detached Dwelling 
270m2 minimum 
Residential Flat Building 
270m2 average 

 
Dwelling 1 - 261m2 minimum 
 
Does not Satisfy by 9m2 or 
3% 
 
Dwellings 2 & 3 - 285m2 
average 
 
Satisfies 

 
ALLOTMENT AREA 
Residential Zone, Medium 
Density Policy Area 19 
PDC 7 
 

 
270m2 minimum 
 

 
Allotment 1 - 261 m2 
 
Does not Satisfy by 9m2 or 
3% 
 
Allotment 2 & 3 - 244 m2 

 
Does not Satisfy by 26m2 or 
9.6% 
 

 
SITE FRONTAGE  
Residential Zone, Medium 
Density Policy Area 19  
PDC 4 
 

 
9m 

 
Dwelling 1 - 10.50m  
 
Satisfies 

 
 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
 
Site Area 
 
The proposed site area of allotment 1 containing Dwelling 1 is 261m2, in lieu of 270m2 as 
specified in Residential Medium Density Policy Area 19 PDC 4.  This small variation is not 
significant and would result in a visually imperceptible shortfall, preserving the desired character 
sought in Medium Density Policy Area 19. 
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Land Division   
 
The proposed land division has been lodged to formalise titles for the land use development 
proposal (Development Application No. 211/1079/2015). A review of the proposed division 
confirms that the dimensions of the proposal are consistent with the details contained in the land 
use application.  
 
The average site area of the dwellings is consistent with PDC 4 of the Residential Zone, Medium 
Density Policy Area 19. 
 
 
SUMMARY 
 
The proposal substantially meets the overall objectives of the Residential Zone and Medium 
Density Policy Area 19. 
 
The proposed development is considered appropriate for the site as: 
 
• The design and siting of the proposed development is considered to be compatible with the 

surrounding area; 
• The proposal is unlikely to have a detrimental impact on surrounding properties and should 

provide for a reasonable level of amenity for future residents; and 
• The proposal generally satisfies the qualitative and quantitative provisions of the West 

Torrens Council Development Plan. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
Subject to the inclusion of suitable conditions, it is considered that the proposed development 
generally accords with the relevant provisions contained within the West Torrens Council 
Development Plan Consolidated 5 November, 2015 and warrants Development Plan Consent 
and Land Division Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent and Land Division Consent for 
Application No. 211/1410/2015 by Total Voice & Data Pty Ltd C/- Bleeze Neale & Associates to 
undertake Land division - Community title DAC No- 211/C177/15 Create two (2) additional 
allotments at No. 16 Birdwood Terrace, North Plympton (CT 5729/113) subject to the following 
conditions: 
 
DEVELOPMENT PLAN CONSENT 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by Bleeze Neale & 

Associates Pty Ltd, Job No. 11541, Drawing No. 11541-CP-PROP-V3, relating to 
Development Application No. 211/1410/2015 (DAC 211/C177/15). 
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LAND DIVISION CONSENT 
COUNCIL CONDITIONS: 

 
1. Prior to the issue of Section 51 Clearance to this division approved herein: 

• all existing buildings must be removed (note that the removal shall be subject to a 
separate development approval). 

 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
2. The financial requirements of the SA Water Corporation shall be met for the provision of 

water and sewerage services (SA Water H0039919). 
 
3. Payment of $12,976 into the Planning and Development fund (2 lots(s) @ $6,488 /lot).  

Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone 
(7109 7018), by cheque payable to the Development Assessment Commission marked 
“Not Negotiable” and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 
101 Grenfell Street, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
purposes. 
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ATTACHMENT 2
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04 March 2016 

SA Water  
Level 6, 250 Victoria Square 
ADELAIDE SA 5000 
Ph (08) 7424 1119  

 
Our Ref: H0039919 Inquiries JOSIE BONNET 

Telephone 7424 1119 
 The Chairman 
Development Assessment Commission 
136 North Terrace 
ADELAIDE SA 5000  

 

 Dear Sir/Madam   
 PROPOSED LAND DIVISION APPLICATION NO: 211/C177/15 AT NORTH PLYMPTON  
 In response to the abovementioned proposal, I advise that pursuant to Section 33 of the Development Act 
it is necessary for the developer to satisfy this Corporation's requirements, which are listed below.  
 The financial requirements of SA Water shall be met for the provision of water supply and sewerage 
services. 
 For SA Water to further assess this application, the developer must advise SA Water their preferred 
servicing option. Information can be found at: http://www.sawater.com.au/developers-and-
builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-
factsheets-and-information For queries call SA Water Land Developments on 7424 1119. An investigation 
will be carried out to determine if the connections to the development will be costed as standard or nons 
 The developer must inform potential purchasers of the community lots of the servicing arrangements and 
seek written agreement prior to settlement, as future alterations would be at full cost to the 
owner/applicant. 
 Yours faithfully  
  JOSIE BONNET 
for MANAGER LAND DEVELOPMENT & CONNECTIONS  
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6.9 101 Richmond Road, MILE END SOUTH  
 
Application No. 211/50/2016  
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Installation of two advertisements (one freestanding sign 

and one parapet sign) 
APPLICANT RAA of SA Incorporated  
APPLICATION NO 211/50/2016 
LODGEMENT DATE 21 January 2016  
ZONE Commercial Zone  
PRECINCT Precinct 1 Intersection  
POLICY AREA Arterial Roads Policy Area 1  
APPLICATION TYPE Merit  
PUBLIC NOTIFICATION Category 1  
REFERRALS Internal 

 Nil  
External 
 Department of Planning, Transport and Infrastructure  

DEVELOPMENT PLAN 
VERSION 

5 November 2015  

MEETING DATE 12 April 2016  
RECOMMENDATION CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason:  

• With regard to advertising displays, the application shall be assessed and determined by 
the DAP where it involves an advertising display adjacent and/or abutting an existing 
arterial road, primary road, primary arterial road or secondary arterial road (as delineated 
in the West Torrens Council Development Plan) and within 100 metres of a signalised 
intersection or a pedestrian actuated crossing where the display— 

o will be internally illuminated and incorporate red, yellow, green or blue lighting; or 
o will incorporate a moving display or message; or 
o will incorporate a flashing light. 

 
 
PREVIOUS or RELATED APPLICATION(S) 

• DA 211/515/2014 - Extension to existing car park including concrete block retaining wall & 
the removal of one regulated tree (Development Approval granted) 

• DA 211/991/2014 - Use of Variable Message Board to notify motorists of nearby 
roadworks (Development Approval granted)  

• DA 211/1226/2014 - Internal alterations to RAA Cafeteria (Development Approval 
granted)  

• DA 211/462/2012 - Change of use of strip of land adjacent to Keswick Creek (eastern 
property boundary) from landscaping to car parking (Development Approval granted)  

• DA 211/1227/2011 - LED Sign to western wall of existing office building (Refused)  
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• DA 211/534/2009 - Retail Shop Internal Alterations (Development Approval granted)  
• DA 211/1194/2008 - Change of Use - part of existing warehouse to be used as child seat 

installation area (Development Approval granted)  
• DA 211/855/2005 - Non-illuminated sign attached to Plant Room Structure (Development 

Approval granted)  
• DA 211/93/2004 - To construct an employee shelter outside an existing office 

(Development Approval granted)  
• DA 211/1022/2003 - Carport (Development Approval granted) 
• DA 211/954/2002 -  Erect Office Additions and Amended Car Parking Layout and 

Establish Car Parking in a former Industrial Building (Stage 3 RAA Development) 
(Development Approval granted)  

• DA 211/684/2000 - Alterations to an Existing Sign (Development Approval granted)  
• DA 211/953/2000 - Erect Office Additions and Call Centre to the Existing Head Quarters 

Offices, Retail Outlet, Control Rooms, Vehicle Inspection and Service Centre, 
Warehouse/Store and Museum (Development Approval granted)  

• DA 211/590/1999 - Alterations to existing Museum and Telephone Centre (Development 
Approval granted 

• DA 211/1035/1999 - Directional Signage (Development Approval granted)  
• DA 211/527/1997 - Freestanding Carport (Development Approval granted)  
• DA 211/227/1996 - 36 Metre Radio Mast (Development Approval granted)  
• DA 211/273/1996 - External Signs (Development Approval granted)  
• DA 211/184/1995 - Office/Vehicle Inspection Workshop and Administration Museum 

Training (Development Approval granted) 
• DA 211/256/1995 - Demolition of Factory/Warehouses (Development Approval granted)  
• DA 211/23/1993 - Drying Facility Rabbit Skins (Development Approval granted) 
• DA 211/44/1993 - Headquarters Operations (Development Approval granted) 

 
 
SITE AND LOCALITY 

The subject site, more formally identified as Allotment 3 Filed Plan 2648 in the area named Mile 
End, Hundred of Adelaide as contained in Certificate of Title Volume 5919 Folio 667, is more 
commonly known as 101 Richmond Road, Mile End South.  
 
The subject site is located within the north-east corner of the intersection of Richmond Road and 
South Road. The total road frontage to Richmond Road is approximately 229 metres and a 
further 66 metres on South Road.  
 
The subject site is located within an area characterised by commercial development along 
Richmond and South Roads, with light industrial development to the north and east of the site. 
There are a number of existing advertising signs within the locality particularly facing the arterial 
roads.  
 
The subject land is comprised of three separate allotments fronting onto Richmond Road which 
are all owned and occupied by the RAA Group as the operations centre incorporating offices, 
vehicle inspection facilities and workshops. The existing free-standing 'RAA' sign located within 
the south-western corner of the site will remain in place. There are several directional signs 
further to the east of the site and 'lifestyle' imaging along the central portion of the building façade 
fronting onto Richmond Road.  
 
The site and locality are shown on the following maps. 
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PROPOSAL 

The proposal is for the installation of two LED signs - one attached to the existing parapet of the 
building fronting onto South Road and the other a free-standing sign adjacent to the Richmond 
Road access point. The specifications of the two signs are as follows: 
 

• Sign 1 (parapet mounted) -  a 'twin screen' sign comprising two (2) x panels measuring 
4.5m x 2.5m totalling 11.25m² of advertising area. The height of the parapet-mounted sign 
is 2.7m and will face south-west. The sign will complement the façade of the existing 
building through the use of composite aluminium panels along each side of the sign to 
match the existing building. The hoarding of the proposed sign will be located to the rear 
of the sign and thus screened from view.  

 
• Sign 2 (free-standing) - a free-standing double-sided LED sign is proposed, with the 

advertising area measuring 1.5m x 2.0m on each side totalling 6.0m². The total size of the 
sign is 1.8m x 4.0m in height. The free-standing sign will be located further east of the site 
frontage in front of the existing car park and building entrance, directly adjacent the 
vehicular access point on Richmond Road.    

 
As noted, both signs will incorporate LED screens and thus will be illuminated and enable moving 
and changing messages. The applicant's intent is that the proposed signage will contain 
messages and information relating to the RAA operations, with no third-party advertising 
proposed.  
 
A copy of the proposal is contained in Attachment 1. 
 
 
REFERRALS 

Internal  
 
Nil  
 
External 
 
Pursuant to Section 37 and Schedule 8 of the Development Act and Regulations, the application 
was referred to the:  
 
Department of Planning, Transport and Infrastructure  
 
In summary, concerns were raised regarding the following matters; 
• Impact of illumination of the signage considering frontage onto arterial roads;  
• Content of the signage being for the promotion of the existing business and not distracting 

drivers by providing simple messages that can be easily assimilated by glance appreciation;  
• Ensuring that the proposed signage does not imitate traffic control devices in any way;  
• Operation of the signage in relation to changing messages; and  
• Future impacts of Metropolitan Road Widening requirements in this locality.  
 
Overall, the Department indicated that they do not object in-principle to the proposed signage, 
subject to a number of Conditions and Notes being applied to any approvals granted.  
 
A full copy of the relevant report is attached, refer Attachment 2. 
 
 



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 193 
 
 
ASSESSMENT 

The subject land is located within the Commercial Zone and more particularly Arterial Road 
Policy Area 1, Precinct 1 Intersection as described in the West Torrens Council Development 
Plan. The main provisions of the Development Plan which relate to the proposed development 
are as follows: 
 
General Section 

Advertisements 
Objectives 1, 2 & 3 

Principles of Development Control 
1, 2, 4, 5, 6, 7, 8, 9, 10, 11, 
14, 15, 16 & 17  

Orderly and Sustainable 
Development 

Objectives 1  
Principles of Development Control 1  

Siting and Visibility Objectives 1 
Principles of Development Control 1, 4 & 5  

 
Zone: Commercial  
Objectives 1 & 2 
Principles of Development Control 1 & 2 
 
Policy Area: Arterial Roads Policy Area 1 
Desired Character Statement:  
 
"This policy area will accommodate a wide range of commercial and light industrial uses. 
It is envisaged that the appearance of commercial development within the policy area will be 
improved through the redevelopment and upgrading of existing development sites. 
Development site refers to the land which incorporates a development and all the features and 
facilities associated with that development, such as outbuildings, driveways, parking areas, 
landscaped areas, service yards and fences. Where a number of buildings or dwellings have 
shared use of such features and facilities, the development site incorporates all such buildings 
or dwellings and their shared features and facilities. 
 
Precinct 1 Intersection 
This precinct will accommodate bulky goods outlets and small scale offices. 
A major integrated mixed use development will be developed in the north eastern quadrant of 
Richmond Road and South Road. 
Functions unique to the Royal Automobile Association including office, workshop, motor vehicle 
repair and testing, retailing and minor storage are envisaged in this section of the precinct. The 
diversity of this range of activities and the significant area required for testing render the use 
unsuited to any existing centre zone. Accordingly, specific allowance has been made by 
depiction of an appropriately sized site. 
Development will predominantly be two to three storeys in height. Buildings on prominent 
development sites as identified on Concept Plan Map WeTo/2 - Prominent Development Sites 
will be designed to define the intersection." 
 
Objectives 1 
Principles of Development Control 1 & 2 
 
Precinct: Precinct 1 Intersection  
Principles of Development Control 10, 11, 12 & 13 
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QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
ADVERTISEMENT AREA  
ADVERTISEMENTS  
PDC 8 

 
The total advertisement area 
on the fascias, parapets, 
gable ends, windows and 
other surfaces of buildings 
should not exceed:  
(a) 20 per cent of the sides of 
the building  
(b) in relation to the front wall 
of a building, 20 per cent of 
the area above 3.7 metres or 
above a canopy. 
 

 
11.25m² (sign 1)  
 
Satisfies  

 
FREE-STANDING SIGNAGE 
HEIGHT   
ADVERTISMENTS  
PDC 17 
 
 

 
Within Arterial Roads Policy 
Area 1: 
Advertisement area: 4.0m² 
(max) 
Additional advertisement area 
per metre of site frontage with 
a public road or public 
thoroughfare: 0.1m² x 295m  
= 33.5m²  
 
Max. height: 9.0m  

 
6.0m² (sign 2) 
 
Satisfies  
 
 
 
 
 
 
 
4.0m (sign 2)  
 
Satisfies  
 

 
LOCATION OF ILLUMINATED 
SIGNS  
ADVERTISING  
PDC 15 

 
Internally illuminated signs 
should be located a minimum 
of 80m from traffic signals, 
levels crossings and other 
important traffic control 
devices  
 

 
20m (sign 1 - approx.) 
180m (sign 2 - approx.) 
 
Sign 1 - Does Not Satisfy  
Sign 2 - Satisfies  

 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
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Setbacks 
The distance of the proposed parapet-mounted sign from the traffic signals will be significantly 
less than the 80m sought by Principle of Development Control 8 of the Advertisements General 
Section of the Development Plan. However, the proposed development has been reviewed by 
the Department of Planning, Transport and Infrastructure (DPTI) in relation to driver safety and 
proximity of the proposed LED sign to the existing traffic control devices of the Richmond Road / 
South Road intersection and has determined that this is acceptable should the proposed 
conditions be adhered to.  
 
Signage 
As identified above, the proposed signage accords with the maximum height and advertising 
area provisions of the Development Plan. In accordance with the provisions relating to 
advertising content and illumination, the proposed LED signs will be utilised for the purposes of 
promoting messages and information for the RAA and will be managed in accordance with the 
DPTI requirements for illumination, messaging content, colours and timing.  
 
 
SUMMARY 
 
The proposed signs are consistent with the character of the Commercial Zone and arterial roads 
in the locality generally. The proposed signs are of a reasonable height, size and configuration, 
and are unlikely to cause a safety risk to drivers through appropriate management of content, 
illumination and messaging.  
 
Whilst the setback of the proposed parapet-mounted sign is less than the 80m from traffic control 
devices at intersections as sought in the Development Plan provisions, the proposed 
development has been reviewed by DPTI through a referral under Schedule 8 of the 
Development Regulations 2008 who do not object to this development in-principle subject to a 
number of conditions of approval relating to operation. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 5 November 2015 and warrants 
Development Plan Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/50/2016 by 
RAA of SA Incorporated to undertake the installation of two advertisements (one freestanding 
sign and one parapet sign) at 101 Richmond Road, Mile End South (CT 5919/667) subject to the 
following conditions: 
 
Council Conditions 
 
1. That the development shall be undertaken and completed in accordance with the plans and 

information detailed in this application except where varied by any condition(s) listed below. 
 
2.  That the signs, herein approved, shall be maintained in good repair with all words and 

symbols being clearly visible at all times. 
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3.  That the illumination of the sign shall be such that no hazard, difficulty or discomfort is 

caused to either approaching drivers on adjacent public roads or nuisance to adjoining site 
occupants. 

 
Department of Planning, Transport and Infrastructure Conditions  
 
1. That the pylon sign shall be relocated to the satisfaction of DPTI at no cost to DPTI should 

land be required for road purposes in future. 
 
2. That the pylon sign shall be located to satisfy the minimum sightlines for pedestrian safety 

and sight distance requirements at access driveways, as stated in the Australian/New 
Zealand Standard for off-street parking, AS/NZS 2890.1:2004.  

 
3.  The two roof signs shall display the same message and change at the same time.  
 
4. That appropriate shielding/baffling shall be installed to ensure that only one of the two roof 

signs is viewable to a motorist at any one time.   
 
5.  The signs shall be permitted to display one message every 45 seconds. The time taken for 

consecutive displays to change shall be no more than 0.1 seconds. 
 
6. The signs shall not flash, scroll or move. 
 
7.  That all messages displayed on the signs shall be self-contained messages that are 

simple, effective and easily assimilated by glance appreciation and do not imitate a traffic 
control device in any way. 

 
8.  Sequential messages (i.e. messages that are displayed as part messages over two or 

more displays) shall not be permitted. 
 
9.  Illuminated signage shall not be permitted to operate in such a manner that could result in 

impairing the ability of a road user by means of high levels of illumination or glare. 
Subsequently, the LED components of the signs shall be limited to the following stepped 
luminance levels: 

 
Ambient Conditions  Sign Illuminance Vertical 

Component (Lux)  
Sign Luminance (Cd/m²) 
Max  

Sunny Day  40 000 6 300 
Cloudy Day  4 000  1 100  
Twilight  400 300 
Dusk 40  200  
Night >4 150 

 
10.  That the luminance contrast between consecutive displays shall be limited to a maximum of 

2:1 (Note: for the purposes of this condition luminance contrast is defined as the ratio of the 
average luminance of the consecutive displays).  

 
11. That the signs shall be operated by a closed circuit system that is impervious to hacking or 

unauthorised modification. 
 
12. That the operational system for the signs shall incorporate an automatic error detection 

system which will turn the display off or to a blank, black screen should the screen or 
system malfunction. The screen shall only be reactivated in the next available off-peak 
period. 

 
13.  That the surface of the signs shall have an effective anti-reflection coating to avoid the 

possibility of specular reflection.  
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ATTACHMENT 1
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ATTACHMENT 2 
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6.10 8 Drummond Street, BROOKLYN PARK  
 
Application No. 211/1411/2015 
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Land Division - Torrens Title 

DAC No- 211/D178/15 
Create One (1) additional allotment 

APPLICANT John Scott Property Trust 
APPLICATION NO 211/1411/2015 
LODGEMENT DATE 27 November 2015 
ZONE Residential  
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 Nil 
External 
 SA Water 
 Development Assessment Commission 

DEVELOPMENT PLAN 
VERSION 

5 November 2015 

MEETING DATE 12 April 2016 
RECOMMENDATION CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reason/s:  

• With regard to residential development and land division applications, where at least one 
proposed allotment and/or site does not meet the minimum frontage widths and site areas 
designated in respective zones and policy areas within the West Torrens Council 
Development Plan, the application shall be assessed and determined by the DAP. 

 
 
 
PREVIOUS or RELATED APPLICATION(S) 
 
Nil 
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SITE AND LOCALITY 

The subject land is described as Allotment 51 Filed Plan 144579 in the area named Brooklyn 
Park Hundred of Adelaide. The land is more commonly known as 8 Drummond Street, Brooklyn 
Park.  
 
Excluding the corner cut off the subject land has a frontage to Drummond Street of 12.19 metres 
and a frontage to Constance Street of 39.74 metres. The total area of the subject land is 646m².  
The land contains a 1960's hipped roof dwelling with a standalone garage that is complementary 
in appearance to the existing dwelling. A brush fence of approximately 1.5 metres in height exists 
along the street frontage boundaries.  
 
The subject land is located within the Residential Zone and more particularly Low Density Policy 
Area 20. The land is located approximately 107 metres south of Henley Beach Road and 400 
metres north-west of Airport Road, both of which are arterial roads. Each of the arterial roads has 
a Local Centre Zone located on it, which are both within walking distance. There are also several 
bus stops on Henley Beach Road and Airport Road which too are within walking distance from 
the subject land.  
 
The locality consists mostly of medium density residential development up to two storeys in 
height, with construction eras ranging from the 1920s to present. Allotments within the locality are 
generally rectangular in shape and contain a range of dwelling types including detached, semi-
detached, row and group dwellings as well as some residential flat buildings. Just south-west of 
the subject land there are a number of independent living units for the elderly currently under 
construction.   
 
The site and locality are shown on the following maps.  
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PROPOSAL 

The proposed development seeks Development Plan Consent to undertake a Torrens Title land 
division creating one (1) additional allotment.   
 
The proposal seeks to retain the existing dwelling and create a new allotment which will have a 
frontage to Constance Street. The orientation of the existing dwelling will remain unchanged with 
the primary frontage being to Constance Street. The plan of division shows the allotment 
accommodating the existing dwelling (Lot 1) to have a frontage width of 20.38 metres, (excluding 
the corner cut off), a depth of 15.22 metres and a site area of 346 square metres. Proposed 
Allotment 2 will have a frontage width of 19.35 meters, a maximum depth of 15.24 metres and a 
site area of 300 square metres.  
 
The subject land has two (2) crossovers established off Constance Street which will enable 
vehicle access to the proposed allotments. In addition, the existing dwelling has a carport built 
under the main roof which will be maintained.  
 
The existing outbuilding shown on the plan of division straddling Lot 2 is to be removed. 
 
The plan of division is included as Attachment 1. 
 
 
PUBLIC NOTIFICATION 
The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of 
the Development Act and Regulations and Residential Zone, Procedural Matters. 
 
 
REFERRALS 
External 
 
The land division application (211/D178/15) was referred to SA Water by the Development 
Assessment Commission (DAC) who advised of no objection subject to specified standard 
conditions being included on any consent to be issued. 
 
A full copy of the relevant reports are attached, refer Attachment 2. 
 
 
ASSESSMENT 

The subject land is located within the Residential Zone and more specifically within Low Density 
Policy Area 20 as described in the West Torrens Council Development Plan. The main provisions 
of the Development Plan which relate to the proposed development are as follows: 
 
General Section 

Infrastructure Objectives 3 
Principles of Development Control 1, 3, 5, 6 & 8 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 5, 8 & 12  

Orderly and Sustainable 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1, 2, 3 & 7 

Residential Development Objectives 1, 2, 3 & 4 
Principles of Development Control 1 & 3  

Transportation and Access 
Objectives 2 
Principles of Development Control 1, 2, 23, 24, 34, 35 & 44 
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Zone: Residential Zone 
Desired Character Statement:  
 
"This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas. 
  
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer".  
 
Objectives 1, 2, 3, 4 
Principles of Development Control 1 & 5 
 
Policy Area: Low Density Policy Area 20 
Desired Character Statement:  
 
"Allotments in the policy area will be at low density, accommodating predominantly detached 
dwellings and some other dwellings types such as semi-detached and group dwellings. There 
will be a denser allotment pattern close to centre zones where it is desirable for more residents 
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe 
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments 
developed with buildings that have a direct street frontage.  
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings". 
 
Objectives 1 
Principles of Development Control 1, 2, 4 & 5 
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QUANTITATIVE ASSESSMENT  
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

DEVELOPMENT 
PLAN PROVISIONS STANDARD 

ASSESSMENT 

Allotment 1 
(with existing dwelling) Allotment 2 

 
SITE AREA  
 
Low Density Policy Area 
20 
PDC 4 (within 400m of 
centre) 

 
Detached Dwelling 

300m²(min.) 
Semi-detached Dwelling 

300m²(min.) 
Group Dwelling 300m²(min.) 

 

 
346m² 

 
Satisfies 

 
 

 
300m² 

 
Satisfies 

 
 

 
ALLOTMENT AREA  
Low Density Policy Area 
20 
PDC 5  
 

 
Minimum 340m2 

 
346m² 

 
Satisfies 

 

 
300m² 

 
Does not 

satisfy by 12% 
 

 
SITE FRONTAGE  
 
Low Density Policy Area 
20 
PDC 4 (within 400m of 
centre) 
 
Low Density Policy Area 
20 
PDC 5  
 

 
Detached Dwelling 9m 

Semi-detached Dwelling 9m 
Group Dwelling 9m 

 
 

 
10m 

 
20.38m  

 
Satisfies  

 
 

 
 
Satisfies 

 
19.35m 

 
Satisfies  

 
 
 
 

Satisfies  
 

 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
300-500m² 

- 60m² (min.), of which 10m² 
may comprise balconies, 
roof patios and the like, 
provided they have a 

minimum dimension of 2m. 
-Minimum dimension 4m. 
- 16m² (min.) at the rear of 
side of dwelling, directly 

accessible from a habitable 
room. 

 

 
61m² (total) 

4.2m (min. dimension) 
Only accessible from 

laundry  
 

Partially Satisfies  

 
 
 

N/A 
 
(land division 

only) 

 
 
QUALITATIVE ASSESSMENT  
 
In assessing the merits or otherwise of the application, the proposed development satisfies the 
relevant Development Plan provisions with the exception of the following, as discussed under the 
following sub headings: 
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Land Size  
 
The proposed division will result in sites and allotments that will not satisfy Low Density Policy 
Area 20 Principle of Development Control (PDC) 5 but will satisfy Low Density Policy Area 20 
PDC 4.  
 
Low Density Policy Area 20 PDC 5 states,  
 
Land division should create allotments with an area of greater than 340 square metres and a 
minimum frontage width of 10 metres, other than where the land division is combined with an 
application for dwellings or follows an approval for dwellings on the site.   
 
The proposed division will result in one (1) allotment, Lot 2, with a site area of 300 square 
metres, which does not satisfy this PDC by 40 square metres. Although this proposal is for land 
division only, it will provide a site area for a dwelling which satisfies Low Density Policy Area 20 
PDC 4. 
 
Low Density Policy Area 20 PDC 4 is as follows:  
 
When a dwelling is located within 400 metres of a centre zone (other than the Neighbourhood 
Centre Zone on Marion Road), it should have a minimum site area and a frontage to a public 
road not less than that shown in the following table:   

 
 
Given that it is anticipated for any type of dwelling to have the same minimum site area and 
frontage width, which the proposed division complies with, the proposal, is not considered to be 
unreasonable, as it will result in future residential development which is supported by the specific 
policy area provisions.  
 
 
Private Open Space 
 
The proposed land division will retain the existing dwelling on Lot 1. The orientation and floor 
layout of the existing dwelling will remain the same. Factors such as setbacks and car parking, 
will comply with the Development Plan policy. However, the proposal will not provide private 
open space that completely satisfies Residential Development PDC 19. This dwelling will not 
provide private open space that is directly accessible from a main living area. The private open 
space is only accessible from the Laundry door or the front door, and the proposed division will 
not change this current situation as it will still only be accessible from the same two (2) doors. 
Therefore this departure from the Development Plan policy is considered to be minor. 
 
SUMMARY 
 
Although the proposed division will result in an allotment that is less than the size required in 
accordance with the land division provision of the policy area it will provide a site area for a 
dwelling that is supported by other policy area specific provisions of the Development Plan, and 
one which will support the desired character by creating greater residential development 
opportunities close to facilities within centre zones. Therefore the proposed division will in fact 
satisfy the intent for future residential development in the policy area. In addition, the proposed 
division will accommodate an existing dwelling in a functional and orderly manner. 
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Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 5 November 2015 and warrants 
Development Plan Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/1411/2015 by 
John Scott Property Trust to undertake Land division - Torrens Title DAC No- 211/D178/15 
Create One (1) additional allotment at 8 Drummond Street, Brooklyn Park (CT 6074/849) subject 
to the following conditions: 
 
DEVELOPMENT PLAN CONSENT 
 
COUNCIL CONDITIONS: 
1. Development is to take place in accordance with the plans prepared by Zaina Stacey 

Development Consultants relating to Development Application No. 211/1411/2015 (DAC 
211/D178/15). 

 
LAND DIVISION CONSENT  
 
COUNCIL CONDITIONS: 
1. That prior to the issue of Section 51 Clearance to this division approved herein, the 

outbuildings on proposed Allotment 2 shall be removed. For this purpose, a separate 
application for demolition shall be submitted to and approved by Council.  

 
DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS:  
2. That the financial requirements of SA Water shall be met for the provision of water supply 

and sewerage services. 
An investigation will be carried out to determine if the connection/s to the development will 
be costed as standard or non-standard. 
On approval of the application, all internal water piping that crosses the allotment 
boundaries must be severed or redirected at the developers/owners costs to ensure that 
the pipework relating to each allotment is contained within its boundaries. 

 
3. Payment of $6,488 into the Planning and Development Fund (1 allotment(s) @ 

$6,488/allotment).  Payment may be made by credit card via the internet at 
www.edala.sa.gov.au or by phone (8303 0724), by cheque payable to the Development 
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 
5001 or in person, at Level 5, 136 North Terrace, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
Purposes. 

 
 
  

http://www.edala.sa.gov.au/
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ATTACHMENT 1 
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ATTACHMENT 2 
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6.11 538 Henley Beach Road, FULHAM  
 
Application No. 211/1495/2015 
 
 
DEVELOPMENT APPLICATION DETAILS 
 
DEVELOPMENT PROPOSAL Division of land to create two (2) Torrens Title allotments 

from one existing Torrens Title allotment 
APPLICANT Nick DeGuisa & Tori McKenzie 
LODGEMENT DATE 5 November 2015 
ZONE Residential 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Works – Arboriculture Assistant  
External 
 Development Assessment Commission; 
 Commissioner of Highways (DPTI); and  
 SA Water 

DEVELOPMENT PLAN 
VERSION 

5 November 2015 

MEETING DATE 12 April 2016 
RECOMMENDATION CONSENT 

 
 
BACKGROUND 

The development proposal is presented to the Development Assessment Panel (DAP) for the 
following reasons: 
 

• With regard to residential development and land division applications, where at least one 
proposed allotment and or site does not meet the minimum frontage widths and site areas 
designated in respective zones and policy areas within the West Torrens Council 
Development Plan, the application shall be assessed and determined by the DAP. 

 
 
PREVIOUS or RELATED APPLICATIONS 
 
Nil  
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SITE AND LOCALITY 

The subject land is described as Allotment 77 Filed Plan 119295 in the area named Fulham 
Hundred of Adelaide as contained in Certificate of Title Volume 5804 Folio 557. The land is more 
commonly known as 538 Henley Beach Road, Fulham. 
 
The subject land is a rectangular shaped allotment of approximately 707 square metres with a 
street frontage of 18.28 metres and a site depth of 38.70 metres. The site is on the northern side 
of Henley Beach Road and is relatively flat. The property contains a single storey detached 
dwelling constructed circa 1964 with ancillary structures including rear verandahs and an 
outbuilding. A single width driveway provides access/egress to Henley Beach Road.  
 
The locality consists mostly of low to medium density residential development up to two storeys 
in height, with construction eras mostly dating between the 1950's and early 1970's however 
there are some examples of more recent development within the broader locality as a result of 
infill development on large allotments. The land is located approximately 220 metres west of the 
intersection of Henley Beach Road and Tapleys Hill Road which contains a number of 
commercial land uses that support the local community. These uses include a petrol station, fast 
food outlet, hotel and small supermarket. 
 
The subject land is located within the Residential Zone and more particularly Low Density Policy 
Area 21.The site and locality are shown on the following maps: 
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PROPOSAL 

The Applicant is seeking Development Approval for a division of land to create two (2) Torrens 
Title allotments from one (1) existing Torrens Title allotment. The new allotments will be 354 
square metres in area with widths of 9.14 and 9.15 metres respectively and depths of 38.71 
metres.  
 
Free and unrestricted Right of Way easements will be established over portion of both allotments 
to facilitate vehicle movements which allow vehicles to enter and exit the subject land in a 
forward direction. Each right of way is 3 metres wide and 6.12 metres deep and positioned in the 
south-east and south-west corner of each allotment respectively.  
 
An indicative building envelope and vehicle swept path has also been provided with the 
development application. The assessment of the application does not extend to the construction 
of built form on the subject land. The construction of dwellings on the subject land will need to be 
the subject of separate development authorisations. 
 
The proposed Plan of Division is contained in Attachment 1. 
 
 
PUBLIC NOTIFICATION 

The application is not listed in the Procedural Matters Table of the Residential Zone of the West 
Torrens Development Plan (Consolidated 5 November 2015) as being either a Category 1 or 
Category 2 development. Pursuant to Section 38 of the Development Act 1993 and Schedule 9 
(2) (f) of the Development Regulations 2008 the proposed development is a Category 1 
development.  
 
 
REFERRALS 

Internal 
 
• City Works – Arboriculture Assistant 
 
The proposed development is likely to result in the eventual removal of a street tree. City Works 
staff has reviewed the proposal and will support the tree removal. 
 
External 
 
• Development Assessment Commission (DAC); 
• Commissioner for Highways (DPTI); and  
• SA Water 
 
Pursuant to Section 33 and Schedule 29(1) of the Development Act and Regulations, the 
application was referred to the Commissioner for Highways and SA Water by the Development 
Assessment Commission. 
 
DAC, DPTI nor SA Water have voiced no objections to the proposal subject to several conditions 
being added to any consent notice. 
 
Full copies of the relevant reports are contained in Attachment 2. 
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ASSESSMENT 

The subject land is located within the Residential Zone and more particularly Low Density Policy 
Area 21 as described in the West Torrens Council Development Plan (consolidated 5 November 
2015). The main provisions of the Development Plan which relate to the proposed development 
are as follows: 
 
General Section 

Energy Efficiency Objectives 1 & 2 
Principles of Development Control 1 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 5, 6, 7, 8 and 12,  

Orderly and Sustainable 
Development 

Objectives 1, 2, 3 4 & 5 
Principles of Development Control 1, 3, 5 & 7 

Residential Development 
Objectives 1, 2, 3 & 5 
Principles of Development Control 1, 2, 3, 10, 11, 12, 13, 18, 

19, 20, 21, 22, 23 & 24,  

Transportation and Access 

Objectives 2 
Principles of Development Control 2, 8, 10, 11, 18, 23, 24, 

30, 32, 34, 35, 36, 37, 40, 
41, 43, 44 & 45 

 
Zone: Residential 
Desired Character Statement:  
 
This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer.  
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 5 &1 7 
 
Policy Area: Policy Area 21 
Desired Character Statement:  
 
This policy area will have a low density character. In order to preserve this, development will 
predominantly involve the replacement of detached dwellings with the same (or buildings in the 
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form of detached dwellings).  
 
There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to 
live and take advantage of the variety of facilities focused on centre zones. Battleaxe 
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments 
developed with buildings that have a direct street frontage. In the area bounded by Henley 
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a 
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.  
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and 
the Linear Park will be complementary to existing dwellings through the incorporation of design 
features such as pitched roofs, eaves and variation in the texture of building materials.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings. 
 
Objectives 1 
Principles of Development Control 1, 2, 4 & 6 
 
 
QUANTITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the relevant quantitative provisions of the 
Development Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

Min Lot 1 Lot 2 

 
SITE AREA  
Low Density Policy Area 
21 
PDC 4 & 6 

 
Minimum dwelling 

site area when 
located within 400 
metres of a centre 

zone: 350m² 
 

Land division only 
420m² 

 

 
354m² 

 
Satisfies PDC 4 
but not PDC 6 

 
354m² 

 
Satisfies PDC 4 but 

not PDC 6 

 
SITE FRONTAGE  
Low Density Policy Area 
21 
PDC 4 & 6 

 
Minimum dwelling 

site area when 
located within 400 
metres of a centre 

zone: 9 metres. 
 

Land division only:12 
metres 

 
9.15m 

 
Satisfies PDC 4 
but not PDC 6 

 
9.15m 

 
Satisfies PDC 4 but 

not PDC 6 

 
  



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 236 
 
 
QUALITATIVE ASSESSMENT  
 
The proposal is assessed for consistency with the relevant qualitative provisions of the 
Development Plan as outlined under the following sub-headings: 
 
Site Areas 
 
The Development Plan specifies two different site area requirements for residential development 
within Residential Policy Area 21. Residential Policy Area 21, Principle of Development Control 
(PDC) 6 reads,  
 
"Land division should create allotments with an area of greater than 420 square metres and a 
minimum frontage width of 12 metres, other than where the land division is combined with an 
application for dwellings, or follows an approval for dwellings on the site". 
 
PDC 4 lists the minimum site area requirements for detached and semi-detached dwellings as 
350 square metres. 
 
No land use applications have been submitted for the subject land nevertheless it is reasonably 
practical to apply Residential Policy Area 18, PDC 4, where the minimum site area for either a 
detached or semi-detached dwelling is 350 square metres. Dwellings constructed on the 
proposed allotments in this instance would satisfy the minimum site area requirements of the 
Development Plan.  
 
Frontage Width 
 
As with the site areas, the Development Plan specifies two different frontage width requirements 
for residential development within Residential Policy Area 21. Residential Policy Area 21, PDC 6 
states that a land division should create allotments with a minimum frontage requirement of 12 
metres while PDC 4 states a minimum site frontage requirement of 9 metres for detached and 
semi-detached dwellings.  
 
For the same reasons as outlined above it is practical to apply Residential Policy Area 21, PDC 
4, where the minimum frontage width for a detached or semi-detached dwelling is 9 metres. Each 
allotment frontage in this instance satisfies the Development Plan.  
 
Allotment Character 
 
The Desired Character Statement states: 
 
"There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to live 
and take advantage of the variety of facilities focused on centre zones".  
 
Despite the differing site area requirements, overall, the proposed division will satisfy the level of 
density the Desired Character Statement anticipates for the policy area. The character statement 
seeks to preserve a pattern of rectangular allotments developed with buildings that have a direct 
street frontage. The proposal will result in rectangular allotments that are capable of supporting 
medium density development of different dwelling types that have direct street frontage.  
 
 
SUMMARY 
 
The proposed development satisfies the relevant Principles of Development Control and more 
importantly contributes to the Desired Character of Residential Policy Area 21. The proposed 
allotments will support medium density development in the form of dwellings that are specifically 
envisaged within close proximity to centre zones.  
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Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be not seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 5 November 2015 and warrants 
Development Plan Consent. 
 
 
RECOMMENDATION 

The Development Assessment Panel, having considered all aspects of the report, the application 
for consent to carry out development of land and pursuant to the provisions of the Development 
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/1495/2015 by 
Nick DeGuisa & Tori McKenzie to undertake a Torrens Title land division (DAC No. 211/D164/15) 
to create two (2) Torrens Title allotments from one (1) existing Torrens Title allotment at 538 
Henley Beach Road, Fulham (CT 5804/557) subject to the following conditions: 
 
DEVELOPMENT PLAN CONSENT 
 
COUNCIL CONDITIONS: 
 
1. Development is to take place in accordance with the plans prepared by Cavallo Forest & 

Associates relating to Development Application No. 211/1495/2015 (DAC 211/D164/15). 
 
DEPARTMENT OF PLANNING, TRANSPORT AND INFRASTRUCTURE CONDITIONS: 
 
2. All access to/from this site shall be gained via a single, shared access point. The access 

shall be a minimum of 6.0 metres wide incorporating a clear area of 6.0 metres by 6.0 
metres in bound from the property boundary and appropriately flared to Henley Beach 
Road. 

 
3. All vehicles must enter and exit Henley Beach Road in a forward direction. 
 
4. The shared access and clear area shall be kept clear of all obstructions to vehicle 

manoeuvring, including meters, vegetation, letterboxes, fences or parked cars. 
 
5. All obsolete crossovers to/from Henley Beach Road shall be closed and reinstated to 

Council standard kerb and gutter at the applicant's expense. 
 
6. Stormwater run-off shall be collected on-site and discharged without jeopardising the 

integrity and safety of Henley Beach Road. Any alterations to the road drainage 
infrastructure required to facilitate this shall be at the applicant's cost. 

 
LAND DIVISION CONSENT 
 
COUNCIL CONDITIONS: 
 
1. That prior to the issue of section 51 clearance to this division approved herein, the existing 

dwelling and all ancillary structures shall be removed from proposed allotment(s) 1 and 2. 
For this purpose a separate application to Council is required. 
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DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS: 
 
2. The financial requirements of the SA Water Corporation shall be met for the provision of 

water supply and sewerage services (SA Water H0040515). 
 

An investigation will be carried out to determine if the connection/s to the development will 
be costed as standard or non-standard. 
 
The internal drains shall be altered to the satisfaction of the SA Water Corporation. 
 
SA Water Corporation further advise on approval of the application, all internal water piping 
that crosses the allotment boundaries must be severed or redirected at the 
developers/owners cost to ensure that the pipework relating to each allotment is contained 
within its boundaries. 

 
3. Payment of $6,488 into the Planning and Development Fund (1 allotment/s @ $6,488 

/allotment).Payment may be made by credit card via the internet at www.edala.sa.gov.au or 
by phone (7109 7018), by cheque payable to the Development Assessment Commission 
marked “Not Negotiable” and sent to GPO Box 1815, Adelaide 5001 or in person, Ground 
Floor 101 Grenfell Street, Adelaide. 

 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to 
be lodged with the Development Assessment Commission for Land Division Certificate 
Purposes. 

 
 
 
 
  

http://www.edala.sa.gov.au/
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ATTACHMENT 1 

 
  



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 240 
 
 

 
  



DEVELOPMENT ASSESSMENT PANEL 
12 April 2016 Page 241 
 
 

ATTACHMENT 2 
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7. CONFIDENTIAL REPORTS OF THE CHIEF EXECUTIVE OFFICER 

7.1 9 Press Road, BROOKLYN PARK - CONFIDENTIAL  
 
Application No. 211/668/2015 
 
Reason for Confidentiality 
It is recommended that this Report be considered in CONFIDENCE in accordance with Section 
56A (12) (a) of the Development Act 1993, which permits the meeting to be closed to the public 
for business relating to the following:  

(vii) matters that must be considered in confidence in order to ensure that the council 
does not breach any law, order or direction of a court or tribunal constituted by law, 
any duty of confidence, or other legal obligation or duty; 

(viii) legal advice  
as this matter is before the Environment Resources and Development Court and it is a 
requirement of the Court that matters are kept confidential until such time as a compromise is 
reached or the matter proceeds to a hearing. 
 
RECOMMENDATION 
That: 
 
1. On the basis that this matter is before the Environment Resources and Development Court 

so any disclosure would prejudice the position of Council, the Development Assessment 
Panel orders pursuant to Section 56A(12)(a) of the Development Act 1993, that the public, 
with the exception of the Chief Executive Officer, General Manager Urban Services, 
Manager City Development, Co-ordinator Development, Development Officer - Planning, 
Administrative Assistants, and other staff so determined, be excluded from attendance at 
so much of the meeting as is necessary to receive, discuss and consider in confidence, 
information contained within the confidential reports submitted by the Chief Executive 
Officer.  

 
2. At completion of the confidential session the meeting be re-opened to the public. 
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7.2 22 Press Road, BROOKLYN PARK (Land Division) - CONFIDENTIAL  
 
Application No. 211/828/2015 
 
Reason for Confidentiality 
It is recommended that this Report be considered in CONFIDENCE in accordance with Section 
56A (12) (a) of the Development Act 1993, which permits the meeting to be closed to the public 
for business relating to the following:  

(vii) matters that must be considered in confidence in order to ensure that the council 
does not breach any law, order or direction of a court or tribunal constituted by law, 
any duty of confidence, or other legal obligation or duty; 

(viii) legal advice  
as this matter is before the Environment Resources and Development Court and it is a 
requirement of the Court that matters are kept confidential until such time as a compromise is 
reached or the matter proceeds to a hearing. 
 
RECOMMENDATION 
That: 
 
1. On the basis that this matter is before the Environment Resources and Development Court 

so any disclosure would prejudice the position of Council, the Development Assessment 
Panel orders pursuant to Section 56A(12)(a) of the Development Act 1993, that the public, 
with the exception of the Chief Executive Officer, General Manager Urban Services, 
Manager City Development, Co-ordinator Development, Development Officer - Planning, 
Administrative Assistants, and other staff so determined, be excluded from attendance at 
so much of the meeting as is necessary to receive, discuss and consider in confidence, 
information contained within the confidential reports submitted by the Chief Executive 
Officer.  

 
2. At completion of the confidential session the meeting be re-opened to the public. 
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7.3 22 Press Road, BROOKLYN PARK (Land Use) - CONFIDENTIAL  
 
Application No. 211/1047/2015 & 211/1048/2015 
 
Reason for Confidentiality 
It is recommended that this Report be considered in CONFIDENCE in accordance with Section 
56A (12) (a) of the Development Act 1993, which permits the meeting to be closed to the public 
for business relating to the following:  

(vii) matters that must be considered in confidence in order to ensure that the council 
does not breach any law, order or direction of a court or tribunal constituted by law, 
any duty of confidence, or other legal obligation or duty; 

(viii) legal advice  
as this matter is before the Environment Resources and Development Court and it is a 
requirement of the Court that matters are kept confidential until such time as a compromise is 
reached or the matter proceeds to a hearing. 
 
RECOMMENDATION 
That: 
 
1. On the basis that this matter is before the Environment Resources and Development Court 

so any disclosure would prejudice the position of Council, the Development Assessment 
Panel orders pursuant to Section 56A(12)(a) of the Development Act 1993, that the public, 
with the exception of the Chief Executive Officer, General Manager Urban Services, 
Manager City Development, Co-ordinator Development, Development Officer - Planning, 
Administrative Assistants, and other staff so determined, be excluded from attendance at 
so much of the meeting as is necessary to receive, discuss and consider in confidence, 
information contained within the confidential reports submitted by the Chief Executive 
Officer.  

 
2. At completion of the confidential session the meeting be re-opened to the public. 
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8. SUMMARY OF COURT APPEALS 

8.1 Summary of Court Appeals  
 
BACKGROUND 
Monthly statistics are provided for the information of the Panel in relation to: 
 
1. any matters being referred to the Development Assessment Commission (DAC); and 
2. any planning appeals before the Environment, Resources and Development Court (ERDC) 

and their status. 
 
The current status is listed as follows: 
 
Matters pending determination by DAC 
 

Reason for referral DA number Address Description of development 

Section 49 211/1155/2012/A West Beach Road, 
West Beach 
 

Additional playing fields & 
associated facilities 
- Variation to an authorisation 
previously granted - Change to 
condition #10 
 

Schedule 10 211/136/2015 134-136 Anzac 
Highway, Glandore 
 

On The Run redevelopment 

Schedule 10 211/146/2016 Lot 12 Holbrooks 
Road, Underdale 

Installation of a prefabricated 
toilet 
 

 
Development Application appeals before the ERDC 
 

DA Number Address Reason for 
Appeal 

Description of 
Development Status 

211/828/2015 22 Press Road, 
BROOKLYN 
PARK 

Applicant appealed 
DAP refusal 

create one 
additional 
allotment 

Conciliation 
Conference After 
12 April 2016 
 

211/437/2014 1 Hinton Street, 
UNDERDALE 

Applicant appealed 
DAP refusal 

create one 
additional 
allotment 
 

Awaiting outcome 
of hearing 

211/668/2015 9 Press Road, 
BROOKLYN 
PARK 

Applicant appealed 
DAP refusal 

create one 
additional 
allotment 
 

Conciliation 
Conference After 
12 April 2016 

211/1311/2015 & 
211/1427/2015 

51 Watson 
Avenue, Netley 

Applicant appealed 
Nature & DAP 
refusal 

construction of 
two dwellings 
& create one 
additional 
allotment 
 

Directions Hearing 
21 April 2016 

211/1355/2015 8A Jervois 
Street, 
TORRENSVILLE 

Applicant appealed 
DAP refusal 

Conversion to 
a residential 
flat building 
 

Preliminary 
Conference 18 
April 2016 
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SUMMARY 
The information requested by the Panel has been provided for information purposes. 
 
RECOMMENDATION 
The Development Assessment Panel receive and note the information. 
 
 
9. MEETING CLOSE 
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