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1 MEETING OPENED 
1.1 Evacuation Procedures 
 

2 PRESENT 
 

3 APOLOGIES  
 

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 
That the Minutes of the meeting of the Development Assessment Panel held on 10 October 2017 
be confirmed as a true and correct record. 
 

5 DISCLOSURE STATEMENTS  
In accordance with section 7 of the Assessment Panel Members - Code of Conduct the following 
information should be considered by council assessment panel members prior to a meeting: 
 
A member of a council assessment panel who has a direct or indirect personal or pecuniary 
interest in a matter before the council assessment panel (other than an indirect interest that exists 
in common with a substantial class of persons) -  
 

a. must, as soon as he or she becomes aware of his or her interest, disclose the nature 
and extent of the interest to the panel; and  

 
b. must not take part in any hearings conducted by the panel, or in any deliberations or 

decision of the panel, on the matter and must be absent from the meeting when any 
deliberations are taking place or decision is being made.  

 
If an interest has been declared by any member of the panel, the assessment manager will record 
the nature of the interest in the minutes of meeting. 
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6 REPORTS OF THE ASSESSMENT MANAGER 
6.1 22 Talbot Avenue, NORTH PLYMPTON 
 
Application No  211/1345/2016 
 
Appearing before the Panel will be: 

Representors:  Mr Bruce Mattingly of 24 Talbot Avenue, North Plympton, wishes to appear in 
support of the representation. 

Applicant/s Mr Bill Stefanopoulos representing Unity Group of 2/61 Bacon Street, Hindmarsh 
wishes to appear in support of the application. 

 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Combined Application - Land division - Community Title; 
DAC No. 211/C184/16 (Unique ID 56090); Creating four 
(4) additional allotments, and the construction of two (2) 
residential flat buildings containing five (5) dwellings with 
associated garages and fencing. 

APPLICANT Unity Group 
APPLICATION NO 211/1345/2016 
LODGEMENT DATE 20 October 2016 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 2 
REFERRALS Internal 

 City Assets  
External 
 DAC 
 SA Water 

DEVELOPMENT PLAN 
VERSION 

5 November 2015 

MEETING DATE 14 November 2017 
 
 
RECOMMENDATION 

The Council 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. 211/1345/2016 by Unity 
Group to undertake a combined application - Land division - Community Title; DAC No. 
211/C184/16 (Unique ID 56090); Creating four (4) additional allotments, and the construction of 
two (2) residential flat buildings containing five (5) dwellings with associated garages and fencing 
at 22 Talbot Avenue, North Plympton (CT5700/290) subject to the following conditions of consent: 
 
Development Plan Conditions 
 
1. Development is to take place in accordance with the plans prepared by Zaina Stacey 

Development Consultants and D'Andrea and associates relating to Development Application 
No.211/1345/2016 (DAC 211/C184/16). 
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2. That all driveways, parking and manoeuvring areas shall be formed (surfaced with concrete, 
bitumen or paving) and properly drained, and shall be maintained in a reasonable condition at 
all times. 

 
3. 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. 

 
4. That prior to the issue of clearance to the division approved herein, the existing structures 

shall be removed from proposed Allotments. 
 
Land Division Consent Conditions: 
 
1. The financial requirements of the SA Water Corporation shall be met for the provision of water 

and sewerage services (SA Water H0051993). 
 

SA Water advises on receipt of the developer details and site specifications an investigation 
will be carried out to determine if the connection/s to the development will be costed as 
standard or non-standard. 

 
2. Payment of $26,704 into the Planning and Development fund (4 lots(s) @ $6,676/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 State Planning Commission marked “Not Negotiable” 
and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 101 Grenfell Street, 
Adelaide. 

 
3. 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 State Planning Commission for Land Division Certificate purposes. 

 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) 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 CAP. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
Nil 
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SITE AND LOCALITY 
The subject site is formally described as Allotment 25 Filed Plan 7183 in the area named North 
Plympton, Hundred of Adelaide. It has a single road frontage to Talbot Road of 21.34m, a depth of 
45.72m and an overall area of 975.66m². The land is generally flat. 
 
The subject land is currently occupied by a single storey detached dwelling, carport, verandah and 
outbuilding. Vehicle access is gained via a single width crossover along the eastern boundary of 
the allotment. The site is informally landscaped with mainly grass and small shrubs. There are two 
mature street trees and a stobie pole in the road reserve immediately adjoining the subject site. 
 
The locality is residential in nature, comprised of single storey detached dwellings, single storey 
residential flat buildings and single storey group dwellings. This mixture of housing types is 
common in medium density policy areas as the more traditional larger allotments are divided into 
smaller lots. 
 
The locality is outside of a flood prone area, but within 400m of a centre zone, the latter supporting 
more dense residential development.  
 
Rex Jones Reserve is 100m east of the subject site and contains a large portion of open space, a 
tennis court, a playground and a gazebo. 
 
The subject site and locality are shown on the following maps. 
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PROPOSAL 
It is considered that the proposal is best described as: 
 

"Combined Application - Land division - Community Title; DAC No. 211/C184/16 (Unique ID 
56090); Creating four (4) additional allotments, and the construction of two (2) residential 
flat buildings containing five (5) dwellings with associated garages and fencing." 

 
This application is a combined application meaning that both the land division and built form need 
to be completed in order to complete the development. The community titled land division will 
create the five lots and community lot that will accommodate the built form and shared areas 
respectively.  
 
The built form portion of the application is comprised of two, 2 storey residential flat buildings that 
will accommodate a total of five dwellings. 
 
Each of the dwellings will include three bedrooms, an open plan living, dining and kitchen area and 
a double garage. 
 
 
PUBLIC NOTIFICATION 
The application is a Category 2 form of development pursuant to Section 38 and Schedule 9 of the 
Development Act and Regulations. 
 
Properties notified: 21 properties were notified during the public notification 

process. 
  
Representations: 3 representations were received. 
  
Persons wishing to be 
heard: 

1 representor identified that they wish to address the Panel. 

 • Mr Bruce Mattingly 
  
Summary of 
Representations: 

Concerns were raised regarding the following matters: 
• Lack of on-street parking; 
• Lack of area to put out bins; 
• Overshadowing; 
• Lack of water pressure;  
• Loss of vegetation; and  
• Rear setback of dwellings. 

  
 
The Applicant has provided a response to the representation(s), as summarised below: 
 
• There are 11 off-street car parks available which is only 0.25 car parks short of what is 

stipulated in the Development Plan; 
• The subject site has sufficient space to place 10 bins in front of it; 
• The proposed development does not limit access to direct sunlight to less than three hours 

between 9am and 5pm on the 21st of June; 
• Water pressure is not a planning matter for consideration; 
• The subject site does not contain any regulated or significant trees; and 
• The setbacks meet the setback provisions of the Development Plan. 
 
A copy of the representor(s) concern(s) and the applicant’s response is contained in  
Attachment 3. 
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REFERRALS 
Internal 
 
City Assets 
• All of City Assets initial concerns have been resolved by the amended plans. 
 
External  
 
Pursuant to Section 38 of the Development Act and Schedule 9 of the Development Regulations, 
the application was referred to: 
 
State Commission Assessment Panel 
• SCAP raised no concerns and imposed the standard conditions.  
 
SA Water 
• SA Water raised no concerns and imposed the standard conditions.  
 
 
ASSESSMENT 
The subject land is located within the Residential Zone, 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 

Crime Prevention Objectives 1 
Principles of Development Control 1, 2, 3, 6, 7, 8 & 10 

Design and Appearance 
Objectives 1 & 2 

Principles of Development Control 1, 2, 3, 4, 9, 10, 11, 12, 
13, 14, 15 & 20 

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, 7, 8 & 12 

Landscaping, Fences and 
Walls 

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

Orderly and Sustainable 
Development 

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

Residential Development 

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

11, 12, 14, 16, 17, 18, 19, 
20, 21, 27, 28, 29 & 31. 

Transportation and Access 
Objectives 2 
Principles of Development Control 23, 24, 30, 34, 35, 36, 37, 

40 & 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, 8, 9, 10 11, 12, 13 & 14 
 
 
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 & 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 

 
SITE AREA  
Medium Density Policy Area 19 
PDC 5 (within 400m of centre) 
 
Site means the area of land 
(whether or not comprising a 
separate or entire allotment) on 
which a building is built, or 
proposed to be built, including the 
curtilage of the building, or in the 
case of a building comprising 
more than 1 separate occupancy, 
the area of land (whether or not 
comprising a separate or entire 
allotment) on which each 
occupancy is built, or proposed to 
be built, together with its curtilage 
 

 
Within 400m of centre zone 

Residential Flat Building 
150m²(avg.) 

 
 
 

 
NB: These figures have been 

calculated excluding the 
common areas. 

 
156.5m² (Lot 1) 
148m² (Lot 2) 
136m² (Lot 3) 
125m² (Lot 4) 
144m² (Lot 5) 

 
142m² (avg.) 

 
Does Not Satisfy 

by 5.3% 
 

 
SITE FRONTAGE  
Medium Density Policy Area 19 
PDC 5 (within 400m of centre) 

 
Residential Flat Building 15m 

(complete building) 
 

 
21.34m 

 
Satisfies 

 
 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 
 

 
60% (max.) 

 
49.7% 

 
Satisfies  

 
PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 

 
3m (min.) 

 
3m (ground floor) 

2.2m (1st floor) 
 

Does Not Satisfy 
 

 
STORAGE 
Residential Development 
PDC 31 
 

 
8m³ (min.) 

 
Each dwelling has 9m³ 

 
Satisfies 
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SIDE/REAR SETBACKS 
Residential Zone 
PDC 11 

 
Side 
0/1m  

 
0m garages on boundaries 
1.7m (upper level) Lot 3 & 5 

 
Does Not Satisfy 

 
Medium Density Policy Area 19 
PDC 3 

 
Rear 

6m (min.) 

 
4m (Lot 3, 4 & 5) 

 
Does Not Satisfy 

 
 
BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 
 

 
2 storeys or 8.5m 

(all other locations) 
 

 
2 storeys or 5.85m 

 
Satisfies 

 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
- 3+ Bedroom, 100m² (min.) 

 
Lot 1 =157.3m² 
Lot 2 =155.2m² 
Lot 3 =130.2m² 
Lot 4 =140.6m² 
Lot 5 =121.4m² 

 
Satisfies 

 
 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
<300m² 

- 24m² (min.), of which 8m² 
may comprise balconies, roof 
patios and the like, provided 

they have a minimum 
dimension of 2m. 

- Minimum dimension 3m 
(excl. balconies). 

- 16m² (min.) at the rear of 
side of dwelling, directly 

accessible from a habitable 
room. 

 
Lot 1 

30m² (total) 
4m (min. dimension) 
30m² (accessed from 

habitable room) 
 

Lot 2 
32m² (total) 

4m (min. dimension) 
32m² (accessed from 

habitable room) 
 

Lot 3 
30m² (total) 

4m (min. dimension) 
30m² (accessed from 

habitable room) 
 

Lot 4 
26m² (total) 

4m (min. dimension) 
26m² (accessed from 

habitable room) 
 

Lot 5 
30m² (accessed from 

habitable room) 
4m (min. dimension) 
30m² (accessed from 

habitable room) 
 

Satisfies 
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CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
Group dwellings and 

Residential Flat Buildings 
- 2 car-parking spaces 
required, 1 of which is 

covered  
+ an additional 0.25 spaces 

per dwelling 
 

11.25 required 
 

 
11 spaces provided 

 
Does Not Satisfy 

 
 
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: 
 
Parking 
The Development Plan calls for each dwelling with residential flat buildings to have 2 off street 
carparks as well as 0.25 of a visitor carpark. This is an issue as it would not be feasible to provide 
a fraction of a carpark. 
 
It is common practise to round this figure to the nearest number. In this instance it is down to 11 
car parks being required. This has been assessed as being sufficient to meet the likely need 
created by this development. 
 
 
Setbacks 
Front setback 

The front setback of a dwelling, within the Residential Zone, is measured from the closest part of 
that dwelling. The proposed dwellings 1 & 2 have an upper level which is setback 2.2m from the 
front boundary. 
 
The minimum front setback stipulated in the Development Plan for these Medium Density Areas is 
3m. It should be noted that the Medium Density Policy Areas seek a built form that is closer to the 
street than in the other parts of the Residential Zone. 
 
Despite there being a deficiency with this quantitative provision, the design does provide the 
dwelling with significant articulation and is in keeping with the Desired Character that states that 
dwellings will contribute to a highly varied streetscape. 
 
However, the proposed front setback will be conspicuous within the locality, mainly due to the 
predominant character of the area consisting of single storey dwelling set well back from the 
streets. The dwellings on either side of the subject site are setback in excess of 7m. The impact of 
the reduced front setback will be exacerbated by the fact that the proposed dwellings are two 
storey in height.  
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Upper level side setback 

The upper level setback of proposed dwellings 3 and 5 will be 1.7m, which is 0.3m deficient of the 
2m stipulated in the Development Plan.   
 
This deficiency is not considered fatal to the application as it is only for a length of 4.2m and this 
wall does not contain any windows. Overshadowing can also be a symptom of reduced setbacks, 
however, on this occasion the 0.3m deficiency will not mean that the neighbouring properties will 
have less than the three hours of direct sunlight discussed in the Development Plan. This is 
because of the north-south orientation of the allotments. 
 
Rear setback 

The minimum rear setback stated in the Policy Area is 6m, which relates to all levels up to and 
including a third floor in certain areas. None of the proposed dwellings achieve this setback as 
dwellings 1 & 2 are built to their rear boundary and dwellings 3, 4 & 5 have a ground floor setback 
of 4m. 
 
This reduced setback is not considered fatal to the application due to mitigating factors of the site 
and surrounding development. Dwelling 1 & 2 are built to their rear boundary that is also the 
common driveway. The common driveway area is 7m wide and achieves the same result as having 
a 6m setback to a rear property boundary. 
  
The reduced setback for Dwellings 3, 4 & 5 is only on the ground floor. The setback from the rear 
of the dwelling to the boundary is 4m. There are many examples of development within the locality 
that also do not meet the 6m rear setback dimension such as: 
 
• 19 Packard Street; 
• 15A Packard Street; 
• 15B Packard Street; 
• 18B Talbot Street; 
• 21B Talbot Street; 
• 21A Talbot Street; 
• 21 Talbot Street; 
• 30A Allchurch Avenue; and 
• 30B Allchurch Avenue. 
 
The Medium Density Zoning is not seeking to retain the existing character but rather develop it into 
a higher density area. Higher density inevitably results in built form that is taller, bulkier and 
positioned closer to property boundaries. 
 
Similar allotments that have been divided in the locality have generally resulted in three dwellings 
where there was previously one. The proposal seeks to replace one existing dwelling with five new 
dwellings. 
 
Site Area and Frontage 
The proposal seeks to construct two residential flat buildings. The Policy Area states that 
allotments should be 15m wide and that the average site area for dwellings should be 150m².  
 
The Environmental, Resources and Development Court has considered the difference between an 
allotment and site on numerous occasions. They have concluded that any common area used by 
multiple dwellings cannot be included in the calculation of the site. The most relevant example of 
this is a common driveway. 
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The allotment as a whole is 21.34m wide and the average site area is 142m². A strict reading of 
PDC 5 of the Policy Area suggests that each Residential Flat Building should have a 15m frontage 
as it states "(for complete building"). However, as each of the residential flat buildings are reliant on 
the shared common driveway it operates in the same manner that a single building containing all 
five dwellings would. The Development Plan does not extrapolate as to why the 15m for the 
complete building is used, however, it is considered that this is included to recognise that most 
dwellings within a Residential Flat Building will not have a direct frontage to a public road and 
therefore it is more important to ensure that the building as a whole is built on a suitable allotment. 
It would be impractical for each of the dwellings within a Residential Flat Building to have a site 
frontage requirement. 
 
 
SUMMARY 
This is a finely balanced proposal, and despite a number of quantitative provisions not being met, 
the overall project is generally consistent with the Desired Character of the Zone and Policy Area. 
 
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 2016 and warrants 
Development Plan Consent. 
 
Attachments 
1. Plan of division   
2. Site Plan and Elevations   
3. Representations   
4. Response to representations    
 



Council Assessment Panel  Item 6.1 - Attachment 1 

Page 15 14 November 2017 

 



Council Assessment Panel  Item 6.1 - Attachment 2 

Page 16 14 November 2017 



Council Assessment Panel  Item 6.1 - Attachment 2 

Page 17 14 November 2017 



Council Assessment Panel  Item 6.1 - Attachment 3 

Page 18 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 3 

Page 19 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 3 

Page 20 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 3 

Page 21 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 3 

Page 22 14 November 2017 

 



Council Assessment Panel  Item 6.1 - Attachment 4 

Page 23 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 4 

Page 24 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 4 

Page 25 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 4 

Page 26 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 4 

Page 27 14 November 2017 

 
  



Council Assessment Panel  Item 6.1 - Attachment 4 

Page 28 14 November 2017 

 
 



Council Assessment Panel Agenda 14 November 2017 

Page 29 Item 6.2 

6.2 11 James Street, PLYMPTON 
 
Application No  211/1052/2017 
  
Appearing before the Panel will be: 

Representors:  Mrs Gloria Berni of 8a James Street, Plympton wishes to appear in support of the 
representation. 

 Mr Michael Kemp and Ms Naomi Blacker of 8 James Street, Plympton wish to 
appear in support of the representation. 

 Mr Tom Pickering of 23 Glenburnie Terrace, Plympton wishes to appear in 
support of the representation. 

 Mr Michael Dunning of 43 Bridge Street, Kensington wishes to appear in support 
of the representation. 

Applicant Mr Jason Caley of 11 James Street, Plympton wishes to appear to support the 
application. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Change of use from residential to residential and intensive 
animal keeping. 

APPLICANT Mr Jason Caley 
APPLICATION NO 211/1052/2017 
LODGEMENT DATE 5 September 2017 
ZONE Urban Corridor Zone  
POLICY AREA Boulevard Policy Area 34 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 3 
REFERRALS Internal 

 Environmental Health  
External 
 Nil 

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 

RECOMMENDATION 
The Council 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. 211/1052/2017 by Mr 
Jason Caley to undertake a change in land use from residential to residential and intensive animal 
keeping at 11 James Street, Plympton (CT5639/65) subject to the following conditions of consent:  
 
Council Conditions 
 
1. The development must be undertaken, completed and maintained in accordance with the 

plan(s) and information detailed in this Application except where varied by any condition(s) 
listed below. 
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2. The maximum number of dogs to be on site at any one time shall be limited to four (4) 
Greyhounds. 

 
3. An impervious receptacle with a close fitting lid must be provided on site for the temporary 

storage of dog faeces or other wastes generated by the keeping of dogs. 
 
4. Faeces and other wastes generated by the keeping of dogs must be collected daily and placed 

in the receptacle. The collected wastes must be removed at least once in every week and 
disposed of so as to prevent offensiveness and the access to and breeding of insects in such 
waste. 

 
5. The kennel area where the dogs are kept must be maintained in a satisfactory condition at all 

times so as not to create any insanitary conditions and must not be allowed to become a 
nuisance, offensive or injurious to health. 

 
6. Feed must be kept in sealed containers and stored in a rodent proof storage area. 
 
Note: 
 
1. The noise level emanating from the property must not exceed: 

− 52 dBA between 7am and 10pm; and 
− 45dBA between 10pm and 7am. 

 
2. Any dogs kept on the premises are required to be registered with Council. 
 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) 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. 

 
Intensive animal keeping is defined in Schedule 1 of the Development Regulations as: 
 

intensive animal keeping means the keeping or husbandry of animals in a broiler shed, 
chicken hatchery, feedlot, kennel, piggery, poultry battery or other like circumstances, but 
does not include horse keeping; 

 
The proposed development meets this definition. 
 
The Applicant is seeking a development approval for the keeping of four dogs so that he will not 
need to apply for an exemption to keep more than two dogs every year. This is in accordance with 
Part 2, 7 of the City of West Torrens Dogs By-law 2017, as shown below.  
 

PART 2 - LIMITS ON DOG NUMBERS  
 
7. Limits on dog numbers in private premises  
 
 7.1.  Subject to subclauses 7.3 and 7.5, a person must not, without the Council's 
  permission, keep, or cause, suffer or permit to be kept:  
  7.1.1  more than one dog in a small dwelling; or  
  7.1.2  more than two dogs in premises other than a small dwelling; or 
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7.2.  For the purposes of subclause 7.1, 'dog' means a dog that is three (3) months of  
 age or older, or a dog that has lost its juvenile teeth.  
 
 7.3. Subclause 7.1 does not apply to:  
  7.3.1  approved kennel establishments operating in accordance with all  
   required approvals and consents; or  
  7.3.2  any business involving the keeping of dogs provided that the  
   business is registered in accordance with the Dog and Cat   
   Management Act 1995 and operating in accordance with all required 
   approvals and consents. 
 

In City of West Torrens Dogs By-law 2017, an "approved kennel establishment" is defined as "a 
building, structure or area approved by a relevant authority, pursuant to the Development Act 1993 
for the keeping of dogs on a temporary or permanent basis." 
 
If this application is approved, then subclause 7.3 removes the limit on dog numbers able to be 
kept on the property. 
 
 
PREVIOUS OR RELATED APPLICATION(S) 
Nil  
 
 
SITE AND LOCALITY 
The subject land is described as allotment 36 Deposited Plan 1979 in the area named Plympton 
Hundred of Adelaide, as contained within Certificate of Title Volume 5639 Folio 65. The land is 
more commonly known as 11 James Street, Plympton. 
 
The subject land is irregular in shape and located on the western side of James Street. The 
allotment has a frontage of 11.2m and varying depths resulting in an overall area of approximately 
880m². The land currently contains a single storey detached dwelling, carport, verandah and 
domestic outbuilding. The front and rear yards are informally landscaped with grassed area. There 
are some small trees located along the northern boundary.   
 
The subject site is located wholly within the Urban Corridor Zone, Policy Area 34, however, the 
Residential Zone Policy Area 18 is immediately adjacent the northern boundary. Despite the other 
adjoining properties being located in the Urban Corridor Zone, they are all being used for 
residential purposes. 
 
The locality is residential in nature and is comprised of detached dwellings and residential flat 
buildings. The residential flat buildings are mainly to the west of the subject site on Henry Street. 
 
The site and locality are shown on the following maps. 
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PROPOSAL 
It is considered that the proposal is best described as follows: 
 

"Change of use from residential to residential and intensive animal keeping." 
 
The Applicant currently lives at the subject property and is a registered Greyhound trainer. There 
will be no more than four dogs (greyhounds) at any one time. They will be exercised at the Angle 
Park track, on a dog treadmill and on a leash and muzzle when walked in public. 
 
The Applicant has expressly stated that there will no dog breeding will occur on the subject site. 
 
 
REFERRALS 
Internal 
 
Environmental health 
 

• Council's Environmental Health Department provided comment on the proposal. They 
highlighted potential issues such as noise, odour, waste and pet control; 

• They advised that the noise level should not exceed 52dBA during the day and 45dBA at 
night; and 

• It is stated that waste and odour will not be an issue as long as the waste is collected, 
stored and removed from the site regularly. 

 
A copy of the referral response can be found as Attachment 3. 
 
 
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: 30 properties were notified during the public notification 

process. 
  
Representations: 4 representations were received. 
  
Persons wishing to be 
heard: 

4 representors identified that they wish to address the Panel. 

 • Gloria Berni; 
• Michael Kemp and Naomi Blacker; 
• Tom Pickering; and 
• Michael Dunning. 

  
Summary of 
Representations: 

Concerns were raised regarding the following matters: 
• Excessive noise; 
• Hygiene issues;  
• Animal smells; 
• Loss of amenity; and 
• Incompatible with high density residential area. 
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The Applicant has provided a response to the representation(s), as summarised below: 
 
• Applicant does not have the capacity or intention to keep more than four dogs at one time; 
• It is against the rules to breed litters of racing stock without a license and approved facilities; 
• The license currently held and interest is in training not breeding; 
• There is no intention to kennel dogs other than four racing greyhounds; 
• The dogs are currently housed at the property and no complaints have been made to Council 

about barking; 
• Applicant spends a minimum of 130 hours a week on site; 
• The entire kennel will travel interstate for up to three weeks at a time and, as such, no noise 

whatsoever will come from the property at this time. 
 
A copy of the representor(s) concern(s) and the applicant’s response is contained in Attachment 
2. 
 
 
ASSESSMENT 
The subject land is located within the Urban Corridor Zone, Boulevard Policy Area 34 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 

Animal Keeping Objectives 1, 2 & 3 
Principles of Development Control 1, 2,  7, 8, 9, 10, 11 & 12 

Interface between Land Uses Objectives 1, 2 & 3 
Principles of Development Control 1, 2, 5 & 6 

Orderly and Sustainable 
Development 

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

Waste Objectives 1 & 2 
Principles of Development Control 1, 2, 3, 4, 5 & 6 

 
The relevant provisions from the Animal Keeping section of the Development Plan are as follows: 
 
OBJECTIVES  
 
1  Animals not kept at a density beyond the carrying capacity of the land or water.  
 
2  Animal keeping development sited and designed to avoid adverse effects on surrounding 

development.  
 
3  Intensive animal keeping protected from encroachment by incompatible development. 
 
PRINCIPLES OF DEVELOPMENT CONTROL  
 
1  Animal keeping and associated activities should not create adverse impacts on the 

environment or the amenity of the locality.  
 
2  Storage facilities for manure, used litter and other wastes should be designed and sited:  

(a) to be vermin proof  
(b) with an impervious base  
(c) to ensure that all clean rainfall runoff is excluded from the storage area  
(d  outside the 1-in-100 year average return interval flood event area. 
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3. Intensive animal keeping operations and their associated components, including holding 
yards, temporary feeding areas, movement lanes and similar, should not be located on land 
within any of the following areas:  
(a) 800 metres of a public water supply reservoir  
(b)  the 1-in-100 year average return interval flood event area of any watercourse  
(c)  200 metres of a major watercourse (third order or higher stream)  
(d)  100 metres of any other watercourse, bore or well used for domestic or stock water 

supplies 
(e)  2000 metres of a defined and zoned township, settlement or urban area (except for land 

based aquaculture)  
(f)  500 metres of a dwelling (except for a dwelling directly associated with the intensive 

animal keeping facility).  
 
8  Intensive animal keeping operations in uncovered situations should incorporate:  

(a)  a controlled drainage system which:  
(i)  diverts runoff from external areas  
(ii)  directs surface runoff into an effluent management system that has sufficient capacity to 

hold runoff from the controlled drainage area  
(b)  pen floors which:  
(i)  ensure that effluent does not infiltrate and contaminate groundwater or soil  
(ii)  are graded to a consistent uniform slope of between 2 per cent and 6 per cent  
(c)  effluent drainage into an effluent lagoon(s) that has sufficient capacity to hold runoff from 

the controlled drainage area.  
 
9  Intensive animal keeping facilities and associated wastewater lagoons and liquid/solid waste 

disposal areas should be sited, designed, constructed and managed to avoid adverse odour 
impacts on nearby sensitive land uses.  

 
Kennels  
 
10  The floor of kennels should be constructed of concrete or similar impervious material and be 

designed to allow for adequate drainage when kennels are cleaned.  
 
11  Kennels and exercise yards should be designed and sited to minimise noise nuisance to 

neighbours through:  
(a)  orienting their openings away from sensitive land uses such as dwellings  
(b)  siting them as far as practicable from allotment boundaries.  

 
12  Kennels should occur only where there is a permanently occupied dwelling on the land. 
 
These provisions have been discussed in the Qualitative Assessment section of this report. 
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Zone: Urban Corridor Zone 
Desired Character Statement:  
 
This zone will contain an innovative mix of medium density (45-70 dwellings per hectare) and 
high density (70-200 dwellings per hectare) residential development, together with community 
and employment land uses, along the Port Road, Anzac Highway and Henley Beach Road 
corridors. The combination of land uses will vary within these corridors. Some locations will 
contain a genuine land use mix with ground floor shops, restaurants and offices, and upper level 
residential, while other areas will give primacy to residential development. Other parts of the 
zone will have a strong employment focus.  
The function of main roads in the zone, particularly Port Road and Anzac Highway, as major 
transport corridors will be protected by providing access to allotments from secondary road 
frontages and rear access ways as much as possible. Parking areas will be consolidated, 
shared (where possible) and screened from the street or public spaces. Allotments with car 
parking fronting Port Road, Anzac Highway and Henley Beach Road will be redeveloped with 
built form closer to the road and reconfigured car parking areas.  
As one of the key zones in the City of West Torrens where there will be transformation in built 
form, new buildings will be recognised for their design excellence. These buildings will establish 
an interesting pedestrian environment and human-scale at ground level through careful building 
articulation and fenestration, verandas, balconies, canopies and landscaping. In general, the 
greatest height, mass and intensity of development will be focussed at the main road frontage. 
Buildings of 3 or more storeys will be the predominant built form. It is for these reasons that 
dwellings other than detached dwellings will be the predominant form of residential 
development.  
Overlooking, overshadowing and noise impacts will be moderated through careful design, 
Impacts on adjoining zones where development is lower in scale and intensity will be minimised 
through transition of building heights and setbacks, judicious design and location of windows 
and balconies, and the use of landscaping. The transition of building heights and setbacks, and 
judicious design is especially important adjacent Character Policy Areas, including those 
Character Policy Areas at Glandore and Ashford. The use of blank walls in these transitional 
areas, especially at the rear and side of allotments, will be avoided. Plant and service 
equipment will be enclosed and screened from view from the street and neighbouring 
allotments.  
Where buildings are set back from main roads, landscaping will contribute to a pleasant 
pedestrian environment and provide an attractive transition between the public and private 
realm. Large scale development in the zone will facilitate the establishment of areas of 
communal and public open space, and create links with existing movement patterns and 
destinations in the zone. Front fencing in the zone will be kept low and/or visually permeable.  
Some parts of the zone, including allotments in Thebarton and Keswick, are potentially 
contaminated because of previous and current industrial activities. In these circumstances, 
development is expected to occur on a precautionary basis if site contamination investigations 
identify potential site contamination, particularly where it involves sensitive uses such residential 
development.  
The Thebarton brewery has potential to cause nuisance to future users and residents within this 
zone through noise and odour. To mitigate potential adverse impacts, residential development 
north of Smith Street that is likely to be sensitive to brewery operations should generally be 
avoided unless interface mitigation measures have been implemented (or will be implemented 
within an acceptable period) such that the anticipated impacts are within acceptable limits.  
Noise and air amenity with the zone is not expected to be equivalent to that expected from living 
in a purely residential zone. 
 
Objectives 1, 3 & 9 
Principles of Development Control 1, 2 & 4  
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Policy Area: Boulevard Policy Area 34 
Desired Character Statement:  
 
The policy area will contain a mix of land uses that complement the function of Port Road as a 
strategic transport route linking central Adelaide with the north western suburbs, and Anzac 
Highway linking central Adelaide with Glenelg.  
The redevelopment of existing commercial and industrial allotments into medium-to-high scale, 
mixed-use development will occur. Where development has a mix of land uses, non-residential 
activities such as shops, offices and consulting rooms will be located on lower levels with 
residential land uses above. In order to achieve the desired transformation of the policy area, 
dwellings other than detached dwellings will be the predominant form of residential 
development.  
A mix of complementary land uses will assist in extending the usage of the policy area beyond 
normal working hours to enhance its vibrancy and safety.  
Development will take place at medium and high densities, at a scale that is proportionate to the 
width of Port Road and Anzac Highway respectively. To achieve this, development will take 
place on large, often amalgamated allotments. Vehicle access points will be located off side 
streets and new rear laneways where possible, so that vehicle flows, safety and efficient 
pedestrian movement along Port Road and Anzac Highway are maintained.  
Pedestrian areas will be enhanced to maximise safety and strong links will be made between 
development and tram stops along Port Road, and Bonython Park.  
While the use and address of buildings will be designed to be easily interpreted when driving in 
a vehicle, the footpath will be sheltered with awnings, verandas and similar structures.  
Buildings of up to eight storeys will have a strong presence to Port Road and Anzac Highway. At 
lower levels, buildings will have a human scale through the use of design elements such as 
balconies, verandas and canopies. Development on corner allotments will enhance the gateway 
function of such corners by providing strong, built-form edges combined with careful detailing at 
a pedestrian scale to both street frontages.  
Podium elements, where higher floors of the building are set back further than lower level floors, 
may be used to improve air quality (through greater air circulation), as well as enhancing solar 
access, privacy and outlook for both the residents of the building and neighbours.  
Buildings along Port Road will have zero setback from the front boundary in order to establish a 
strong and imposing presence to the road, while short front setbacks along Anzac Highway will 
allow for some landscaping to contribute to a more open landscaped character. 
On-site vehicle parking will not be visible from Port Road and Anzac Highway, by locating 
parking areas behind building façades and shielding under croft parking areas with landscaping 
and articulated screens. 
 
Objectives 3 & 4 
Principles of Development Control 3 
 
 
QUANTITATIVE ASSESSMENT 
 
There are no relevant quantitative provisions within the Development Plan that relate to this 
proposal. 
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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: 
 
Land Use and Zoning 
The subject site is located in the Urban Corridor Zone which, according to the desired character 
statement, is a mixed use zone accommodating a range of compatible non-residential and medium 
to high density residential development. As such, intensive animal keeping is a merit based 
assessment.  
 
It should be noted that intensive animal keeping within the Residential Zone is a Non-Complying 
application. It is therefore particularly important to ensure that the proposed use is suitable to be in 
close proximity to the Residential Zone / residential properties. 
 
Council's By-law No. 5 allows up to two dogs to be kept on the property and Council's permission 
must be obtained for an exemption to the bylaw to allow an additional 2 dogs. A check of Council's 
records has failed to find an exemption or any record of dogs currently registered at 11 James 
Street.  
 
Although defined as intensive animal keeping, the scale at which the applicant is seeking to 
perform this land use is considered at the low end. The keeping of up to four dogs on a property 
with a site area of approximately 880m² will be at the same intensity as one of the neighbouring 
residential flat buildings having one dog for each dwelling.  
 
The Environmental Protection Agency has an information guide for dog keeping but it is aimed at 
kennels exceeding 10 dogs. As it is a guideline document, the key issues can and should be 
assessed to ensure that the proposed land use will be suitable with adjoining residential land uses. 
 
These key issues include noise, waste management and food storage. The Applicant has provided 
the following information regarding each: 
 
Noise: 
 

I have trained greyhounds using registration tags until this application and never had 
problems with barking dogs. Having said that I have an ultrasonic devise(sic)  that 
eliminates barking in new arrivals or pups, a spray water bottle to squirt diluted lemon juice 
on the face also discourages such behaviour. 
 
Also barking muzzles can be used under supervision which I also possess. There is a 
reference letter from GRSA (Greyhound Racing SA) available and already lodged with the 
animal management division in Council. 

 
Council's Health Department has suggested that the noise levels of the dogs should not exceed 
52dBA during the day and 45dBA during the night. However, it is not possible to condition nor 
enforce that the dogs do not exceed these noise levels as part of this application.  
 
It should be noted that if an approval is granted, it will not limit the ability of Council to undertake 
compliance action in relation to noise nuisance under the Environmental Protection Act 1993 and 
the Environment Protection (Noise) Policy 2007. This is the same process as if two dogs held at a 
property were creating a nuisance by barking. 
 
It is accepted that due to the increased number of dogs that there is a higher possibility of barking 
and noise. However, this is mitigated by the inherent nature of the dog breed as well as the 
number of methods the Applicant proposed to use to reduce or eradicate the potential noise from 
barking. 
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Waste management: 
 

Waste will be picked up using a pooper scooper and disposed of same as any other 
household pet. 

 
This is supported by the comments made by Council's Health Department. 
 
Food Storage:  
 

Food will be stored in the airtight containers in the fridge in the kitchen.  
 
The dogs will spend most of their time within the pens whilst at the property. This is because they 
are exercised at the Angle Park track, on a dog walking machine or on a leash and muzzle when in 
public. There are three existing pens that are located under the rear verandah of the dwelling. They 
are approximately 10m² in area and each has its own kennel. They are located the following 
distances from the closest point of the Representors' dwellings: 
 
50m - Gloria Berni (8a James Street)  
50m - Michael Kemp and Naomi Blacker (8 James Street)  
35m - Tom Pickering (23 Glenburnie Terrace)  
50m - Michael Dunning (5/14 Henry Street)  
 
It is reasonable to expect that if a dog does bark that it will be able to be heard from these 
properties. However, Greyhounds are generally quiet dogs and do not tend to bark much. The 
Greyhound Adoption Program Queensland website states the following: 
 

They tend not to bark, and rarely alert owners to the arrival of strangers at their home. 
Do not expect a Greyhound to make a good watchdog – they are indeed adept at 
“watching”, but that’s about the extent of their protectiveness over your household. 

 
As this is the predisposition of Greyhounds, and the Applicant has a number of methods to prevent 
any barking that may occur, it is considered that the dogs will pose a negligible impact on the 
amenity of the area. 
 
 
SUMMARY 
The proposed land use of keeping up to four dogs at 11 James Street is an unusual land use to be 
occurring within an Urban Corridor Zone and residential area, however, due to the number, 
location and management of the dogs, it is not considered to be severely detrimental to the 
amenity of the adjoining properties and residential land uses. 
 
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 30 May 2017 and warrants 
Development Plan Consent. 
 
Attachments 
1. Cover letter, Site Plan and Floor Plan   
2. Representations and Applicant's Response   
3. Health Referral    
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6.3 6 Aldridge Terrace, MARLESTON 
 
Application No  2111/1250/2016 and 211/1562/2016 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT 
PROPOSAL 

211/1250/2016 - Construct a two 
storey residential flat building 
comprising three (3) dwellings with 
front porticos, attached verandahs 
and garages under main roof, and a 
1.8m high masonry wall to Aldridge 
Terrace frontage 

211/1562/2016 
(211/C216/16) - Land Division 
- Create three (3) additional 
allotments 

APPLICANT Emma Gesuato Mr Wayne Henson 
LODGEMENT DATE 8 December 2017 7 December 2016 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 2 Category 1 
REFERRALS Internal 

 City Assets 
External 
 State Planning Commission 
 SA Water 

DEVELOPMENT PLAN 
VERSION 

5 May 2016 

MEETING DATE 14 November 2017 
 
 
RECOMMENDATION 1 

The Council 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. 211/1562/2016 by Mr Wayne Henson to undertake Land Division - Create three (3) additional 
allotments at 6 Aldridge Terrace, Marleston (CT5305/482) subject to the following conditions of 
consent : 
 
DEVELOPMENT PLAN CONSENT 
Council Conditions 
 
1. The development must be undertaken and completed in accordance with the plans prepared 

by Donaghey Surveyors Pty Ltd, Ref F214516 except where varied by any condition(s) listed 
below: 

 
LAND DIVISION CONSENT 
Council Conditions 
 
1. Prior to the issue of clearance, existing buildings and structures on the subject land shall be 

removed. 
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State Planning Commission and SA Water Corporation Conditions  
 
2. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services (H0053944). 
 

SA Water Corporation further advise that an investigation will be carried out to determine if the 
water and/or sewer connection/s to your development will be costed as standard or non-
standard. 

 
3. Payment of $13,352 into the Planning and Development Fund (2 allotment(s) @ 

$6,676/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 State Planning 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 State Planning Commission for Land Division Certificate purposes. 

 
 
RECOMMENDATION 2 

The Council 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. 211/1250/2016 by Emma 
Gesuato to construct a two storey residential flat building comprising three (3) dwellings with front 
porticos, attached verandahs and garages under main roof, and a 1.8 metre high masonry wall to 
Aldridge Terrace frontage at 6 Aldridge Terrace, Marleston (CT5305/482) subject to the following 
conditions of consent: 
 
DEVELOPMENT PLAN CONSENT 
Council Conditions 
 
1. The development shall be undertaken and completed in accordance with the plans by Selah 

Homes, Amended 4 October 2017, Drawn by D.J.G. Sheets 1-6 and information details in the 
application except where varied by any condition(s) listed below: 

 
2. That the finished floor level shall be in accordance with the plans provided by FMG 

Engineering and Project Management, Site ID S35523 255668, Drawing No HC01, Rev B. 
 
3. That all stormwater design and construction will be in accordance with the 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 will 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 any retaining walls be designed to accepted engineering standards, and not of timber 

construction if retaining a difference in ground level exceeding 200mm. 
 
5. That all driveways, parking and manoeuvring areas will be formed, surfaced with concrete, 

bitumen or paving, and be properly drained, and shall be maintained in reasonable condition at 
all times.  
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6. That all landscaping will 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 will 
cultivate, tend and nurture the landscaping, and shall replace any landscaping which may 
become diseased or die. 

 
7. That all upper level balconies and windows of the dwellings will be provided with fixed 

obscured glass to a minimum height of 1.7 metres above the upper floor level to minimise the 
potential for overlooking of adjoining properties, prior to the occupation of the building.  The 
glazing in these balconies and windows will be maintained in reasonable condition at all times. 
 

8. External materials and finishes must be low-light reflective. 
 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason:  

• With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor 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. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
Nil  
 
 
SITE AND LOCALITY 
The subject site is regular in shape with a frontage to Aldridge Terrace of 16.15 metres and 
totalling 713.8m2. A detached dwelling that includes a number of additions and garage to rear of 
dwelling exists on the site. 
 
The locality predominantly consists of detached dwellings on 700m2 allotments. There are 
examples of increased densities within the locality in more recent years with four single storey 
dwellings at 3 and 5 Aldridge Terrace on allotments of approximately 357m2 and 8 metre 
frontages. There is a 1970s style cream brick residential flat building to the south of the subject site 
that presents with a blank wall to the street. There is a retirement village bound by Aldridge 
Terrace, St Anton Street and Cudmore Terrace to the southeast of the subject site. The residential 
area provides a mix of allotment sizes with single storey dwellings, group dwellings and residential 
flat buildings. 
 
Richmond Road, a secondary arterial road with a public transport route, is 75 metres to the north of 
the subject site and has a range of commercial businesses and there is industry to the west of the 
subject site. 
 
The subject land and locality map follows: 
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PROPOSAL 
Application 211/1250/2016 proposes: 
 

• Construction of a two storey residential flat building comprising three (3) dwellings with front 
porticos, attached verandahs and garages under main roof, and a 1.8 high masonry wall. 

 
Application 211/1562/2016 (211/C216/16) proposes a Community Title Land Division to create 
three (3) additional allotments. 
 
The plans and details are included in Attachment 1 of this report.  
 
 
PUBLIC NOTIFICATION 
Application 211/1562/2016 (211/C216/16) is a Category 1 form of development pursuant to 
Schedule 9, Part 2 (2) (f) of the Development Regulations 2008.   
 
Application 211/1250/2016 is a Category 2 form of development pursuant to Schedule 9, Part 2 
(18) (b) of the Development Regulations 2008. 
 
 
Properties notified: 18 properties were notified during the public notification 

process. 
  
Representations: Two representations were received: 

 
• Darren Wolter of 4 Aldridge Terrace, Marleston 
• Jaqueline Papps of 3A Aldridge Terrace, Marleston 

 
  
Persons wishing to be 
heard: 

Nil representors identified that they wish to address the Panel. 

  
  
Summary of 
Representations: 

Concerns were raised regarding the following matters: 
• Balconies overlooking the adjoining properties; 
• Development will cause additional loss of on street parking; 
• Garages too small for parking. 

 
  

 
The Applicant has provided a response to the representations, as summarised below: 
 
• Confirmed that there are no balconies being constructed as part of the development.  
• All windows with potential overlooking will have 1700mm high fixed obscure glazing. 
• The development allows for seven (7) car spaces, i.e. double garaging for each dwelling plus 

one additional visitor space for the total development. 
 
A copy of the representors' concerns and the applicant’s response is contained in Attachment 2. 
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REFERRALS 
Internal 
 
• City Assets 
 
Concerns were raised regarding the following matters: 
• Finished floor levels. 
• Information regarding verge interaction with street infrastructure. 
• Internal garage length should be 5.8 metres and width of garages increased to accommodate 

improved and compliant vehicle manoeuvrability.  
 
The following concerns remain outstanding: 
 
• Nil. 
 
A full copy of the relevant report is attached, refer Attachment 3. 
 
External  
 
Application 211/1562/2016 was referred to:  
 
• State Planning Commission 
• SA Water Corporation. 
 
A full copy of the relevant report is attached, refer Attachment 4. 
 
 
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 

Crime Prevention Objectives 1 
Principles of Development Control 1, 2, 3, 6, 7, 8, 10 

Design and Appearance 
Objectives 1, 2 

Principles of Development Control 1, 2, 3, 4, 5, 9, 10, 11, 12, 
13, 14, 15, 21 

Energy Efficiency Objectives 1 
Principles of Development Control 1, 2 

Infrastructure Objectives 1, 2, 3 
Principles of Development Control 1, 2, 3, 4, 5, 6, 8, 9 

Land Division 
Objectives 1, 2, 3, 4 

Principles of Development Control 1, 2, 4, 5, 6, 8, 11, 12 
 

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 

Residential Development 

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

12, 13, 14, 15, 16, 17, 18, 
19, 20, 21, 22, 23, 24, 27, 
28, 29, 30, 31 

Transportation and Access 
Objectives 1, 2 
Principles of Development Control 1, 8, 10, 11, 18, 23, 24, 34, 

35, 36, 43, 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, 7, 10, 11, 12 
 
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, 5, 7 
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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. Note: further discussion on the difference between allotment 
area and site area, as well as the impact of the 400 metre Centre Zone buffer can be found later in 
the qualitative assessment section of the report. 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

LAND DIVISION 
 
ALLOTMENT AREA 
Module: Medium Density Policy 
Area 19 
PDC 7 

 
270m2 
 

 
Allotment 1: 136m2 
Allotment 2: 118m2 
Allotment 3: 144m2 
 
132.7m² (average) 
 
Does Not Satisfy by 50.9% 
 

 
FRONTAGE WIDTH (LAND 
DIVISION) 
Module: Medium Density Policy 
Area 19 
PDC 7 
 

 
9m 

 
16.2 metres 
 
Satisfies 
 

 
DWELLINGS - ONE RESIDENTIAL FLAT BUILDING COMPRISING THREE DWELLINGS 

 
 
Approximately the front third of 6 Aldridge Terrace is within 400 metres of a Centre Zone, therefore 
relevant policy should be applied to the proposed site for Dwelling 1 (Principle of Development 
Control 5).   
Proposed Dwellings 2 and 3 are outside of the 400 metre Centre Zone therefore relevant policy 
should be applied to the sites for Dwellings 2 and 3 (Principle of Development Control 4). 
 
 
SITE AREA (DWELLING 1)  
Module: Medium Density Policy 
Area 19 
PDC 5 

 
150m² (average) 
 

 
136m2 (Dwelling 1 only) 
 
Does Not Satisfy by 9.3% 

 
SITE AREA (DWELLINGS  2 
AND 3) 
Module: Medium Density Policy 
Area 19 
PDC 4 

 
270m2 (average) 

 
131m2 (average site area of 
Dwellings 2 and 3) 
 
Does Not Satisfy by 51.5% 
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FRONTAGE WIDTH 
(DWELLINGS 1, 2, 3) 
Module: Medium Density Policy 
Area 19 
PDC 4 and 5 
 

 
15 metres (for complete 
building) 

 
16.2 metres 
 
Satisfies 

 
SITE COVERAGE  
Module: Medium Density Policy 
Area 19 
PDC 3 
 

 
60%  

 
292m2 (built area) = 40.9% 
 
Satisfies 

 
STREET SETBACK  
Module: Medium Density Policy 
Area 19 
PDC 3 
 

 
3 metres  
 

 
3 metres 
 
Satisfies 

 
REAR SETBACK 
Module: Medium Density Policy 
Area 19 
PDC 3 
 

 
6 metres  

 
5.2 metres  
 
Does Not Satisfy 

 
SIDE SETBACKS  
Residential Zone 
PDC 11 

 
Side 
Walls up to 3m = 1m 
Walls between 3m and 6m = 
2m 

 
Single storey components  
 
(southern) 
 
Dwellings 1 - 3 
2.5 metres  
 
Satisfies 
 
Two storey components 
 
(southern) 
 
Dwellings 1 - 3 
3 metres 
 
Satisfies 
 

 
LANDSCAPING 
Module: Landscaping, Fences & 
Walls 
PDC: 4 
 

 
10% 

 
11.9% 
 
Satisfies 

 
STORAGE 
Module: Residential Development 
PDC 31 
 

 
8m3 

 
Dwellings 1-3 = 8m3 

 
Satisfies 
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CARPARKING SPACES  
Module: Transportation and 
Access 
PDC 34 

 
2 car-parking spaces 
required, one of which is 
undercover plus an additional 
0.25 spaces per dwelling 
 

 
7 provided 
 
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 / Allotment Area  
The allotment area requirement for land division (Principle of Development Control 7 of Policy Area 
19) is 270m2, consistent with the site area requirements for dwellings that are in excess of 400 
metres from the Centre Zone (Principle of Development Control 4 of Policy Area 19). A lesser site 
area of 150m2 (average) is applicable to residential flat buildings within 400 metres of a Centre 
Zone (Principle of Development Control 5 of Policy Area 19). In this instance, only the front 
dwelling is within 400 metres of a Centre Zone, therefore the lesser site area requirement 
technically only applies to this dwelling.  However, practically speaking, the other occupants of the 
two rear sites (dwellings 2 and 3) will also be within 400 metres of a Centre Zone as soon as they 
enter or exit the allotment via the common driveway. 
 
Despite the applicant reducing the proposal from four dwellings to three dwellings and reviewing 
this development against the quantitative requirements of the allotment area and site areas, as in 
the table above, there remain significant numerical shortfalls of the proposed development.   
 
The zoning and policy area's desired character is seeking medium density and specifically 
references 'residential flat buildings' as an acceptable dwelling form. The locality is such that there 
is a mix of densities including a residential flat building (containing four dwellings) adjacent and to 
the south of the subject site at 8 Aldridge Terrace, Marleston and 9 Aldridge Terrace, Marleston 
(containing four dwellings) therefore the allotment size and type of built form is not considered out 
of character with the locality. 
 
The site is in close proximity to Richmond Road where there is available public transport, making it 
a suitable location for medium density development as proposed.  
 
Rear Setback 
The development falls 0.8 metres short of the minimum rear setback in Principle of Development 
Control 3 of Medium Density Policy Area 19. This was reduced with the final plan in order to 
accommodate additional width within the garages to achieve compliant vehicle manoeuvrability.  
 
The dwellings to the rear on 5 and 5A Sutton Terrace have a rear setback of 14 metres. The 
impact of a reduced setback from the minimum to 5.2 metres is considered to have a negligible 
impact on the rear dwellings and others within the locality. 
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SUMMARY 
While the development significantly falls short of the land division and dwelling area requirements, 
the proposal meets all of the other relevant quantitative requirements as specified above. The 
applicant has added some additional design treatments to the front elevation to improve the front 
elevation and this has improved the presentation of the development to the street. 
 
The overshadowing diagrams present a reasonable degree of overshadowing of the residential flat 
building to the south, however, its open space to the west of the building adjacent the carport 
experiences a reasonable degree of sunlight during winter solstice. Overall the overshadowing 
impact is not considered to be detrimental to the immediately adjoining allotments. 
 
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 May 2016 and warrants 
Development Plan Consent. 
 

Attachments 
1. Proposal Plans   
2. Representations and Response to Representations   
3. Internal Referrals   
4. External Referral    
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6.4 10 Bourlang Avenue, CAMDEN PARK  
 
Application No  211/1086/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Land Division - Torrens Title; DAC No. 211/D155/17 
(Unique ID 59348); create one (1) additional allotment 

APPLICANT Michelle Hoile 
APPLICATION NO 211/1086/2017 
LODGEMENT DATE 15 September 2017 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets 
External  
 State Planning Commission 
 SA Water Corporation 

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 
RECOMMENDATION 

The Council 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. 211/1086/2017 or 
211/D155/17 by Michelle Hoile to undertake development at 10 Bourlang Avenue, Camden Park 
(CT5736/822) subject to the following conditions of consent: 
 
DEVELOPMENT PLAN CONSENT 
Council Conditions 
 
1. Development shall be undertaken with the plans and information details in this application 

except where varied by any condition(s) listed below. 
 
SA PLANNING 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 

structures shall be removed from proposed Allotment(s) 1 and 2. 
 
 
 
 
 



Council Assessment Panel Agenda 14 November 2017 

Page 86 Item 6.4 

SA PLANNING COMMISSION CONDITIONS: 
 
1. 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 receipt of the developer details and site specifications an investigation will be carried out to 

determine if the connections to your development will be standard or non-standard fees.  
 
 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. 

 
2. Payment of $6,830 into the Planning and Development Fund (1 lot(s) @ $6,830/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 State Planning Commission marked "Not Negotiable" 
and sent to GPO Box 1815, Adelaide 5001 or in person, Ground Floor, 101 Grenfell Street, 
Adelaide. 

 
3. 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 State Planning Commission for Land Division Certificate Purposes. 

 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason/s: 
 

• With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor 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. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
Nil  
 
 
SITE AND LOCALITY 
The subject land is commonly known as 10 (Allotment 51) Bourlang Avenue. The allotment is 
approximately 725m2 with a site frontage to Bourlang Avenue of 18.29 metres. 
 
The site currently contains a single storey detached dwelling with a carport to the side of the 
dwelling and two outbuildings to the rear. 
 
Vehicle access is currently achieved via a single width crossover on the eastern side of the 
allotment. 
 
The locality is characterised predominantly by single storey detached dwellings on rectangular 
shaped allotments, similar in size to this current allotment. There are a number of corner cut-offs in 
the locality and number 6 Bourlang Avenue has been divided some time ago into two. 
 
Anzac Highway is 300 metres to the southeast and 630 metres to the west. 
 
The site and locality are shown on the following maps and aerial imagery:  

http://www.edala.sa.gov.au/
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PROPOSAL 
The application proposes the division of the existing allotment to create one additional allotment.  
The proposed allotments are 362m2 (allotment 1) and 363m2 (allotment 2) in area and have 
frontages of 9.14 metres and 9.15 metres respectively to Bourlang Avenue. 
 
A copy of the application plans and details are attached (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 of the Residential Zone. 
 
 
REFERRALS 
External 
 
Pursuant to Section 38 of the Development Act 1993 and Schedule 8 of the Development 
Regulations 2008, the application was referred to: 
 

• State Planning Commission 
• SA Water Corporation. 

 
The State Planning Commission and SA Water have advised no objections to the proposed 
division subject to specific standard conditions being included on any consent issued.  
 
Full copies of the relevant reports are attached (Attachment 2). 
 
Internal 
 
The application was referred to City Works for comment regarding the ability to access the site with 
respect to the verge infrastructure and street trees.  
 
There is a street tree on the verge approximately central to proposed allotment 2. There is an 
existing crossover middle to eastern side of proposed allotment 1. There is also a stobie pole on 
the western side of proposed allotment 2. 
 
Therefore there is no conflict with street trees for proposed allotment 1, the eastern side allotment. 
There is a future potential conflict with the western side allotment or proposed allotment 2 with the 
location of a eucalyptus tree.   
 
City Works have considered the health, structure, form, useful life expectancy and age of the street 
tree and would support its removal. A fee of $1,554.00 would be required prior to the 
commencement of any work. 
 
A full copy of the relevant report is attached (Attachment 3). 
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ASSESSMENT 
The subject land is located within the Residential Zone and 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 

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, 5, 6 

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

 
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.  
 
Objectives 2 Dwellings of various types at very low, low and 

medium densities.  
 
3 Increased dwelling densities in close proximity to 
centres, public transport routes and public open 
spaces. 
 
4 Development that contributes to the desired 
character of the zone. 
 

Principles of Development Control 5 Development should not be undertaken unless it 
is consistent with the desired character for the 
zone and policy area. 
 
22 The division of land should occur only where it 
will be consistent with the existing pattern and 
scale of allotments. 
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Policy Area: 20 - Low Density 
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.  
 
Objectives 1 Development that contributes to the desired 

character of the policy area. 
 
 

Principles of Development Control 1 The following forms of development are 
envisaged specifically in the policy area:  
▪ affordable housing  
▪ detached dwelling  
▪ domestic outbuilding in association with a 
dwelling  
▪ domestic structure  
▪ dwelling addition  
▪ group dwelling  
▪ semi-detached dwelling  
▪ small scale non-residential use that serves the 
local community, for example:  
- child care facility  
- health and welfare service  
- open space  
- primary and secondary school  
- recreation area  
- shop measuring 250 square metres or less in 
gross leasable floor area  
▪ supported accommodation.  
 
2 Development should not be undertaken unless it 
is consistent with the desired character for the 
policy area. 
 
5 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. 
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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 AREA  
Residential Zone 
Low Density Policy Area 20 
PDC 5 

 
340m² 
 

 
362m² (allotment 1) 
363m² (allotment 2) 
 
Satisfies 
 

 
ALLOTMENT FRONTAGE 
Residential Zone 
Low Density Policy Area 20 
PDC 5 
 

 
10 metres 
 

 
9.14 metres (allotment 1) 
9.15 metres (allotment 2)  
 
Does Not Satisfy by 8.5% 

 
 
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: 
 
Allotment Frontage 
The proposed division falls short of the quantitative land division frontage provision by 8.5%. This 
is considered to be a marginal shortfall from the relevant land division Development Plan provision 
(Principle of Development Control 5 of the Low Density Policy Area 20).   
 
There have been a number of land divisions with two new dwellings at 6 Bourlang Avenue 
(approved in 2004) and at 3 Fiscom Avenue (approved in 2008). These allotments are considered 
to be in the locality and have the same frontage as the proposed development, therefore a division 
with this width is not out of character with the locality. This development would have the same 
result as these in terms of creating two new allotments to accommodate two new dwellings. 
 
Given the land division meets the site area requirement but falls short on frontage requirements by 
0.85 metres, this is not considered fatal to the application. It will allow for dwellings on low density 
allotments with either detached or semi-detached dwellings in the future that will be consistent with 
the desired character of Policy Area 21 within the Residential Zone.   
 
Land Division 
Land division should create allotments that allow for the efficient provision of infrastructure and are 
appropriate for their intended use. The area of each proposed allotment is greater than the 
minimum sought by the policy area. Despite the frontage shortfall, each proposed allotment is 
capable of accommodating a detached or semi-detached dwelling, both of which are envisaged in 
the policy area. 
  



Council Assessment Panel Agenda 14 November 2017 

Page 93 Item 6.4 

 
There is an existing crossover that could be utilised for a future dwelling for proposed allotment 1. 
Proposed allotment 2 would require a new crossover for a future dwelling. This could be 
accommodated on the western side of the allotment which would allow for future street tree 
planting in the middle of the two allotments and an on street carpark. The crossover would need to 
be one metre away from the existing stobie pole on the western side of the allotment. A street tree 
would need to be removed at cost and this has been assessed and accepted by City Works. 
 
 
SUMMARY 
 
The proposed division is considered to retain a 'low density character' that is consistent with the 
desired character of the Residential Zone and Low Density Policy Area 20. The development 
meets the site area requirements, however, has a marginal shortfall in terms of site frontages of 
the two proposed allotments.  
 
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 30 May 2017 and warrants 
Development Plan Consent. 
 
Attachments 
1. Proposal Plan   
2. External Agency Comments   
3. Internal Comment - City Works    
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6.5 8 Tilden Street, PLYMPTON 
 
Application No  211/719/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Combined Application: Land division - Torrens Title; DAC 
No. 211/D106/17 (Unique ID 58414), Create one (1) 
additional allotment; and construction of two (2) single 
storey detached dwellings 

APPLICANT Harmendar Athwal  
APPLICATION NO 211/719/2017 
LODGEMENT DATE 20 June 2017 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19  
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1  
REFERRALS Internal 

 City Works - Amenity Officer (street tree feedback) 
 City Assets - Civil Engineer (verge interaction, 

driveways, finished floor levels and stormwater 
disposal feedback) 

External 
 State Commission Assessment Panel (SCAP) 
 SA Water 

DEVELOPMENT PLAN 
VERSION 

30 May 2017  

MEETING DATE 14 November 2017 
 
 
RECOMMENDATION 

The Council 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. 211/719/2017 by 
Harmendar Athwal to undertake the division of land to create one (1) additional allotment; and the 
construction of two (2) single storey detached dwellings at 8 Tilden Street, Plympton (CT5719/899) 
subject to the following conditions of consent: 
 
DEVELOPMENT PLAN CONSENT 
Council Conditions 
 
1. That the development shall be undertaken and completed in accordance with the plans and 

information stamped with Development Plan Consent on 14 November 2017 as detailed in this 
application except where varied by any condition(s) listed below. 

 
2. That all stormwater design and construction will 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 will 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 
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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 a minimum of ten percent of each allotment approved herein shall be landscaped. All 

planting and landscaping shall be completed within three (3) months of the commencement of 
the use of this development and be maintained in reasonable condition at all times.  Any plants 
that become diseased or die will be replaced with a suitable species. 

 
6. A minimum of 8m³ shall be provided onsite for domestic storage purposes and be located 

outside of the garage and habitable rooms of the dwelling. 
 
LAND DIVISION CONSENT 
Council Conditions 
 

1. Prior to the issue of clearance to this division, existing structures must be removed from the 
subject land. For this purpose, a separate application for demolition shall be submitted for the 
consideration and determination of Council.  

 
State Commission Assessment Panel 
 
2. Payment of $6,676 into the Planning and Development Fund (1 allotment(s) @ 

$6,676/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 State Planning 
Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 5001 or in person, 
at Ground Floor, 101 Grenfell Street, Adelaide. 

 
3. 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 State Planning Commission for Land Division Certificate purposes. 

 
4. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services.  
 

Subject to our new process, on receipt of the developer details and site specifications an 
investigation will be carried out to determine if the connections to your development will be 
standard or non-standard fees.  

 
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.  

 
 
  

http://www.edala.sa.gov.au/
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BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason/s: 
 

• With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor 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.  

 
 
PREVIOUS OR RELATED APPLICATION(S) 
Nil  
 
 
SITE AND LOCALITY 
The subject land 8 Tilden Street, Plympton is a rectangular shaped allotment with a street frontage 
of 16.76 metres, a depth of 45.72 metres and a total area of approximately 766.26 square metres. 
The subject land is situated on the northern side of Tilden Avenue, opposite the intersection of 
James Street and Tilden Street. Currently existing on the land is a late 1940s hipped roof dwelling, 
lean to structures and an outbuilding.  
 
The rear boundary of the subject land abuts Brownhill Creek, and is located approximately 95 
metres east of the West Side Bikeway.  
 
The locality comprises mostly single storey detached dwellings. There is no consistent architectural 
style or theme, and the dwellings vary in age. Allotments within the locality and broader locality 
vary in size and shape. Although the provisions of the Policy Area permit smaller allotment areas 
and frontages to the public road the majority of allotments are greater than 350sqm each with wide 
frontages to the street generally greater than 10 metres with few exceptions.  
 
The site and locality are shown on the following maps. 
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PROPOSAL 
The Applicant seeks approval for land division, involving the creation of one additional allotment, 
and the construction of two (2) single storey detached dwellings.  
 
The land division component of the application will result in one additional Torrens Title allotment 
being created. Each proposed allotment will have a street frontage of 8.38 metres, a depth of 45.72 
metres and an area of 383 square metres.  
 
The land use component of the application includes a proposal for two (2) single storey detached 
dwellings. Dwelling A (Lot 1) will contain a single garage, three (3) bedrooms, a study, a living 
area, an open plan kitchen and meals/family area, and three (3) wet areas.  Dwelling B (Lot 2) will 
have the same floor layout as Dwelling A, however, it will not contain a study. Each of the sites will 
be landscaped within the front yard area. Each dwelling will have vehicle access via separate 
single width crossovers and driveways.  
 
The proposed Plan of Division is contained 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 Residential Zone Procedural Matters of the Development 
Plan. 
 
 
REFERRALS 
Internal 
 

• City Works - Amenity Officer 
 
The application was referred to Council's Amenity Officer to assess the impact of the proposed 
development on the street trees that exist within the verge area adjacent the subject land. The 
Amenity Officer has confirmed that the reduced offsets of the proposed crossovers to the street 
trees are acceptable and will not compromise their health.  
 

• City Assets - Civil Engineer 
 
The application was referred to Council's Civil Engineer to provide feedback on the driveway 
configuration, stormwater drainage and finished floor level (FFL). All original concerns with the 
development application have been addressed in the current proposal and there are no 
outstanding issues.  
 
External  
 
• State Commission Assessment Panel (SCAP) 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 State Commission Assessment Panel. 
 
Neither SCAP nor SA Water had any objections to the proposal subject to several conditions being 
added to any consent issued. 
 
A full copy of the relevant reports is attached, refer Attachment 2. 
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ASSESSMENT 
The subject land is located within the Residential Zone, and more specifically the 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 

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

Design and Appearance 
Objectives 1 

Principles of Development Control 1, 2, 3, 4, 9, 10, 11, 12, 13, 
14, 15, 20, 21, 22 

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

Infrastructure Objectives 3 
Principles of Development Control 1, 2, 4, 5, 6 & 8 

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

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

Landscaping, Fences and Walls Objectives 1 
Principles of Development Control 1-4 

Orderly and Sustainable 
Development 

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

Residential Development 

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

12, 13, 14, 15, 16, 18, 19, 
20, 21, 28, 29, 30 & 31 

 
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, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15 & 16 



Council Assessment Panel Agenda 14 November 2017 

Page 111 Item 6.5 

Policy Area: Medium Density Policy 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 & 7 
 
 
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 

Dwelling A (Lot 1) Dwelling B (Lot 2) 
 
SITE AREA  
Medium Density Policy 
Area 19 
PDC 4  
 

 
270sqm  

 

 
383m²  

 
Satisfies  

 

 
383m²  

 
Satisfies  

 

 
SITE FRONTAGE  
Medium Density Policy 
Area 19 
PDC 4  
 

 
9m 

 
8.38m  

 
Does not satisfy 

by 6.8%  
 

 
8.38m  

 
Does not satisfy 

by 6.8%  
 

 
SITE COVERAGE  
Medium Density Policy 
Area 19 
PDC 3 
 

 
60% (max.) 

 
51% 

 
Satisfies  

 
49.7% 

 
Satisfies 

 
PRIMARY STREET 
SETBACK  
Medium Density Policy 
Area 19 
PDC 3 

 
3m (min.) 

 
3.5m 

 
Satisfies  

 
3.5m 

 
Satisfies 
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SIDE/REAR SETBACKS 
Residential Zone 
PDC 11 

 
Side 
0/1m  

 
900mm (East) 
900mm (West) 

 
Does not satisfy  

 
900mm (East) 
900mm (West) 

 
Does not satisfy 

 
Medium Density Policy 
Area 19 
PDC 3 

Rear 
6m (min.) 

12.2m 
 

Satisfies  
 

13.8m 
 

Satisfies 

 
BUILDING HEIGHT 
Medium Density Policy 
Area 19 
PDC 3 

 
Max 2 storeys or 8.5m  

 

 
Single storey 

 
Satisfies 

 

 
Single storey 

 
Satisfies 

 
 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
 3+ Bedroom, 100m² (min.) 

 
196.85sqm 

 
Satisfies 

 

 
190.61sqm 

 
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. 

 

 
102.2m² (total) 

8.38m (min. 
dimension) 

102.2m² (accessed 
from habitable 

room) 
 

Satisfies  

 
115m² (total) 
8.38m (min. 
dimension) 

115m² (accessed 
from habitable 

room) 
 

Satisfies 

 
STORAGE 
Residential Development 
PDC 31 

 
8m³ (min.) 

 
Not indicated 

 
Does Not Satisfy 

 

 
Not indicated 

 
Does Not Satisfy 

 
 
CARPARKING SPACES  
Transportation and 
Access 
PDC 34 

 
2 car-parking spaces 
required, 1 of which is 

covered 
 

 
2 spaces provided 

(1 covered) 
 

Satisfies  

 
2 spaces provided 

(1 covered) 
 

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: 
 
Frontage Width 
The subject land is located within Medium Density Policy Area 19, which encourages all new 
allotments to have a site frontage width of nine (9) metres. The proposed development will result in 
the creation of two (2) allotments each with site frontages of 8.38 metres. This presents a 
deficiency of 0.62 metres or 6.8% per allotment. This deficiency is not considered to be detrimental 
to the proposal or the overall achievement of the desired character of the zone and policy area for 
the following reasons: 
 

• The difference of 0.62 metres is marginal and will not be discernible to the naked eye, when 
viewing these allotments from the public street; 

• The proposed division layout will not disrupt the allotment pattern established within the 
locality and wider locality, as it will allow for the predominant character of allotments with a 
direct street frontage to be maintained; 

• It is demonstrated within the proposal that the allotments can support built forms that are 
orderly and functional, that are an envisaged land use and are of a design and scale which 
will complement the streetscape; and 

• The development will increase the density of development within walking distance to public 
transport and other facilities such as reserves. 

 
Side Setback  
Both of the proposed dwellings will have side setbacks of 900mm. The Development Plan 
encourages dwellings to have minimum side setbacks of one (1) metre. Although the proposed 
dwellings are setback closer than 1 metre, the deficiency will not have any unreasonable impacts 
on surrounding land uses and it will not conflict with minimum setbacks required in accordance with 
the Building Code of Australia. 
 
Domestic Storage  
Whilst the proposal is absent of domestic storage detail, it is evident that a small garden shed of 8 
cubic metres could be established within the rear yard to accommodate this, without compromising 
on other aspects of the development, such as private open space.  
A condition addressing this shortfall has been added to the staff recommendation.  
 
Landscaping 
The application details landscaping associated with each site. The landscaping currently provided 
does not satisfy the minimum amount of 10% in accordance with Landscaping, Fences and Walls - 
Principle of Development Control 4. The site does allow for other areas to be landscaped to satisfy 
this provision. If granted consent, this can be addressed by way of condition a Landscaping Plan 
requiring at least 10% of the site to be landscaped.  
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SUMMARY 
The development application presents a minor deficiency with regard to allotment frontages, but 
overall it satisfies the zone and policy area objectives, and will result in an appropriate 
development outcome.  
 
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 30 May 2017 and warrants 
Development Plan Consent. 
 
Attachments 
1. Plan and Details   
2. State Commission Assessment Panel & SA Water Comments    
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6.6 17A Coral Sea Road, FULHAM  
 
Application No  DA211/827/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Construct a single storey detached dwelling with front 
portico, rear verandah and single garage under main roof 

APPLICANT Vallco Design 
APPLICATION NO 211/827/2017 
LODGEMENT DATE 11 July 2017 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 Nil  
External 
 Nil  

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
RECOMMENDATION 

The Council 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. 211/827/2017 by Vallco 
Design to construct a single storey detached dwelling with front portico, rear verandah and single 
garage under main roof at 17A Coral Sea Road, Fulham (CT5652/746) subject to the following 
conditions of consent: 
 
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 all stormwater design and construction will 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 will 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 all driveways, parking and manoeuvring areas will be formed, surfaced with concrete, 

bitumen or paving, and be properly drained, and shall be maintained in reasonable condition at 
all times. 
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BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason/s: 
 

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

 
 
PREVIOUS OR RELATED APPLICATION(S) 
DA 211/1473/2016 - Land division - Torrens Title; DAC No. 211/D203/16 (Unique ID 56380); 
Create one (1) additional allotment. 
 
DA 211/1578/2016 - Construction of two (2) single storey dwellings with garage under main roof 
and demolition of existing dwelling and associated structures - Previously refused 13 June 2017 by 
Development Assessment Panel. 
 
DA 211/334/2017 - Demolition of existing dwelling and associated structures.  
 
 
SITE AND LOCALITY 
The subject site described as Allotment 1 Deposited Plan 116021 in the area named Fulham, 
Hundred of Adelaide as contained in Certificate of Title Volume 6194 Folio 329. The land is more 
commonly known as 17A Coral Sea Road, Fulham. 
 
The subject site is rectangular in shape with a street frontage of 8.84m, a depth of 41.15m and a 
site area of 363m². The site is currently clear of all structures and vegetation. The subject site is 
located on the southern side of Coral Sea Road, directly opposite Coast Watchers Park, Airport 
Over 50's Social Club and the Scout Association of Australia. A street tree is located to the north 
eastern corner of the allotment.  
 
The locality is residential in nature with allotments varying in size and shape. Predominantly single 
storey dwellings are located within the immediate vicinity, however, two storey dwellings have been 
constructed at the western end of Coral Sea Road. The dwellings have been built over a number of 
decades and exhibit a variety of designs from the 1960s to present day. Mature street trees are a 
prominent feature of the locality.  
 
The site and locality are shown on the following maps: 
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PROPOSAL 
The proposed development is for the construction of a single storey detached dwelling with a front 
portico, rear verandah and single garage under the main roof.  
 
This application differs from the previously refused application as follows: 
 

• The garage has been reduced from a two car garage to a single car garage; 
• The proposed dwelling has the garage built on the western boundary for a length of 7.55m 

and a setback of 1.15m. Previously the application was built on the western boundary for 
6m and setback 0.9m; 

• The proposed dwelling has a side setback from the eastern boundary of 0.9m the length of 
the dwelling. Previously the application was located on the boundary for a length of 4.4m 
and a side setback varying between 0.6m and 0.9m;  

• The alfresco length has been reduced from 4 metres to 3.5 metres; and 
• Private Open Space has increased from 60m² to 68.5m². 

 
 
REFERRALS 

• No Referrals were required for this application. 
 
 
ASSESSMENT 
The subject site 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, 4, 5, 6, 7, 8, 9 & 
10 

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 

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 
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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. 
 
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, 10, 11, 12, 13 & 14 
 
Policy Area: Low Density Policy 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.  
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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 
 
 
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 

 
STREET SETBACK  
Residential Zone 
PDC 8 

 
The same as one of the 

adjoining dwellings:  
5m / 6m 

  
 

 
5.7m 

 
 
 

Satisfies 
 

 
SIDE / REAR SETBACKS 
Residential Zone 
PDC 11 

 
Side 

1m - wall setback 
0m - garage wall setback 

 
East 
0.9m 

 
West 

1.15m & garage located on 
the boundary for 7.55m 

 
Does Not Satisfy 

  
Rear 

3m rear setback 

 
4.26 m 

 
Satisfies 

 
 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
60m² 

Min. dimension of 4m 

 
68.5m² 

 
Satisfies 

 
 
INTERNAL FLOOR AREA 
Residential Zone 
PDC 9 

 
3+ Bedrooms, 100m² (min) 

 
217m² 

 
Satisfies 

 
 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
Min. 2 car-parking spaces 

required: 1 covered, 1 
uncovered 

 
2 car parking spaces provided 

1 covered & 1 uncovered 
 

Satisfies 
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QUALITATIVE ASSESSMENT 
Dwellings are envisaged in the Residential Zone and detached dwellings are envisaged specifically 
in Low Density Policy Area 21. 
 
Side setback 
As per PDC 11 of the Residential Zone, it is suggested that a dwelling has a 1m setback from one 
side boundary. The current proposal has the dwelling setback at 0.9m from the eastern boundary. 
The Administration does not consider this shortfall of 100mm will significantly impact the 
appearance of the streetscape. 
 
The proposal generally accords with the overall intent and purpose of the Zone and Policy Area, 
has been designed in a manner that will complement the locality and is a reasonable form of 
development that warrants consent. 
 
 
SUMMARY 
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 30 May 2017 and warrants 
Development Plan Consent. 
 
Attachments 
1. Site Plan, Floor Plan, Elevations and Drainage Plan    
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6.7 11 Airport Road, BROOKLYN PARK  
 
Application No  211/974/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Combined Application: Land division - Torrens Title; DAC 
No. 211/D139/17 (Unique ID 59037), Create one (1) 
additional allotment; and construction of two (2) single-
storey detached dwellings 

APPLICANT J Gatis 
APPLICATION NO 211/974/2017 
LODGEMENT DATE 15 August 2017 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Merit 
REFERRALS Internal 

 City Assets 
 Amenity Officer 
External 
 Nil 

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 
RECOMMENDATION 
The Council 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. 211/974 /2017 by J Gatis 
to undertake the Combined Application: Land division - Torrens Title; SCAP No. 211/D139/17 
(Unique ID 59037), Create one (1) additional allotment; and construction of two (2) single-storey 
detached dwellings at 11 Airport Road, Brooklyn Park (CT5722/598) subject to the following 
conditions of consent: 
 
Council Conditions 
 
1. That prior to the issue of Section 51 Clearance to this division approved herein, all existing 

structures shall be removed from the proposed allotments. 
 
2. That all stormwater design and construction will 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 will 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 all driveways, parking and manoeuvring areas will be formed, surfaced with concrete, 

bitumen or paving, and be properly drained, and shall be maintained in reasonable condition at 
all times. 
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State Commission Assessment Panel Conditions 
 
1. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services (SA Water H0062721). 
SA Water advises on receipt of the developer details and site specifications an investigation 
will be carried out to determine if the connection/s to your development will be costed as 
standard or non-standard. 

 
2. Payment of $6,830 into the Planning and Development Fund (1 allotment @ $6,830/allotment). 

Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone 
(7109 7016), by cheque payable to the State Planning Commission marked "Not Negotiable" 
and sent to GPO Box 1815, Adelaide 5001 or in person, Level 5, 50 Flinders Street, Adelaide. 

 
3. 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 State Planning Commission for Land Division Certificate purposes. 

 
 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason/s: 
 

• With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor 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. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
DA211/550/1996 - Attached Carport 
DA211/1074/2017 - Demolish existing dwelling and associated structures - Development Approval- 
on 20 September 2017 
 
 
SITE AND LOCALITY 
The subject site described as Allotment 58 Deposited Plan 4011 in the area named Brooklyn Park 
Hundred of Adelaide as contained in Certificate of Title Volume 5722 Folio 598. The land is more 
commonly known as 11 Airport Road, Brooklyn Park. The subject site is rectangular in shape with 
a frontage of 8.84m to Airport Road, a depth of 42.67m and a site area of 716m². Currently on site 
is a single storey detached dwelling of a 1960s appearance and an outbuilding. Located in the 
Council verge in front of the subject site is a mature street tree.  
 
The subject site is located on the eastern side of Airport Road and approximately 140m north of 
the subject site is the arterial road, Henley Beach Road.  
 
The locality is residential in nature with allotments primarily rectangular in shape and varying in 
sizes between 670m² and 910m². The locality is predominantly comprised of single storey 
detached dwellings, with a few examples two storey detached dwellings and residential flat 
buildings within the locality. Mature street trees are a prominent feature along Airport Road, within 
the Council verge in front of the dwellings and the verge separating the traffic heading North and 
South along Airport Road. 
 
The site and locality are shown on the following maps: 
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Location Map We To/4 
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PROPOSAL 
The proposed development involves a combined application for the division of land and its built 
form. The site is proposed to be divided into two allotments both with 8.38m frontages and a site 
area of 358m². The built form is for the construction of two (2) single storey detached dwellings 
each with a single garage and an alfresco at the rear of the dwelling.  
 
 
REFERRALS 
Internal 
 
• City Assets - Vehicle Manoeuvrability 
 
Due to the subject site being located along a Secondary Arterial Road a vehicle must enter and 
exit the site in a forward motion. City Assets have assessed the application against the relevant 
Australian Standard requirements and support the proposal.  
 
A full copy of the relevant report(s) is/are attached, refer Attachment 2. 
 
• City Works (Amenity Officer) - Driveway impact to Street Tree 
 
Residence 1 driveway had a possible street tree impact. City Works have stated that the driveway 
should have sufficient distance between the street tree and stobie pole. City Works have also 
supported the 1.5m offset for Residence 1 stormwater connection from the street tree located in 
front of Residence 2.  
 
A full copy of the relevant report(s) is/are attached, refer Attachment 3. 
 
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 and Residential Zone, Procedural Matters. 
 
 
ASSESSMENT 
The subject land is located within the Residential Zone 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 

Building near Airfields Objectives 1 
Principles of Development Control 1, 2, 3, 4, 5, 6 & 7 

Crime Prevention 
Objectives 1 

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

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 
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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 

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.  
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, 10, 11, 12, 13 & 14 
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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 
 
 
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 AREA  
Low Density Policy Area 21 
PDC 4 

 
 

300m² 
 

 
Lot 1: 358m² 
Lot 2: 358m² 

 
Satisfies 

 
 
SITE FRONTAGE  
Low Density Policy Area 21 
PDC 4 

 
9m 

 
Lot 1: 8.38m 
Lot 2: 8.38m 

 
Does Not Satisfy 

 
 
STREET SETBACK  
Residential Zone 
PDC 8 

 
The same setback as one of 

the adjacent dwellings 
 

 
Lot 1: 11.71m 
Lot 2: 11.71m 

 
Satisfies 
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SIDE/REAR SETBACKS 
Residential Zone 
PDC 11 

 
Side 
0/1m 

 
Lot 1: 0 / 1.1m 
Lot 2: 0 / 1.1m 

 
Does Not Satisfy 

 Rear 
3m 

Lot 1: 4m 
Lot 2: 4m 

 
Satisfies 

 
 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
Site size 300 - 500m² 

Minimum of 60m² 

 
Lot 1:  70.9m² 
Lot 2: 70.9m² 

 
Satisfies 

 
 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
Minimum of 2 car-parking 

spaces required 
1 covered & 1 uncovered 

 
Lot 1: 2 
Lot 2: 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: 
 
Site Frontage 
The proposed allotments will each have a frontage width of 8.38m, which is 620mm less than the 
minimum stated in the Policy Area. This shortfall is not considered fatal to the application due to a 
number of mitigating factors. Firstly, a deficiency of 620mm will not be readily perceptible from the 
public realm and as such will not create a conspicuous feature that is at odds with the prevailing 
allotment pattern.  
 
The subject site is located within 400m of a Centre Zone, and due to the walkability to these local 
services, a higher density is encouraged. The proposal will achieve this higher density without 
compromising the low density character of the Zone. This will be achieved by creating two 
separate allotments each of which will be able to accommodate a detached dwelling. The locality 
and Low Density Policy Area 20, are characterised by detached single and two storey homes with 
generous front setbacks. The proposed allotments area is 42.7m deep and as such provides 
enough room to accommodate a standard 3 bedroom dwelling.     
 
This will be the first intrusion of infill development in the immediate locality, however there is an 
example of a residential flat building 70m south west of the subject site at 22 Airport Road. It is 
considered that the proposed 1 into 2 division is more appropriate for this location than that of a 
residential flat building. 
 
For the reasons discussed above, it is considered that the shortfall in frontage width is acceptable 
in this instance. 
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Front Setback 
The proposed dwellings should have a front setback as one of the adjacent dwellings as per PDC 
8 of the Residential Zone. The two adjacent dwellings have staggered setbacks, at 9 Airport Road 
it ranges between 8.65 metres - 10.25 metres, and at 13 Airport Road the primary setback ranges 
from 6.5 metres -14.4 metres. Due to the staggered setbacks the proposed dwellings front setback 
of 11.71 metres will not detrimentally impact on the street scape. Furthermore, the locality allows 
for a staggered front setback as there is not a strict front setback to adjoining dwellings.  
 
Side Setback  
The side setback does not satisfy PDC 16 of the Residential Development Section. A side wall can 
be located on the boundary up to a length of 8 metres if it is a garage, carport or an outbuilding. 
The proposed dwellings have a boundary wall length of 11 metres, compromising of a porch, 
garage and bedroom. The proposed boundary walls will not be a detrimental factor to the 
application as they will not negatively impact the adjoining properties private open space, but 
instead be sited against their private garages and carports.   
 
 
SUMMARY 
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 30 May 2017 and warrants 
Development Plan Consent. 
 
Attachments 
1. Land Division Plan, Site Plan, Floor Plan, Elevation Plan and Stormwater Drainage 

Plan   
2. City Assets Referral   
3. City Works Referral    
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6.8 2 Galway Avenue, NORTH PLYMPTON  
 
Application No  211/888/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Combined Land division - Community Title; DAC No. 
211/C125/17 (Unique ID 58875); Creating three (3) 
additional allotments; Built form - construction of four 2-
storey group dwellings 

APPLICANT Vern Stoeff 
APPLICATION NO 211/888/2017 
LODGEMENT DATE 13 July 2017 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets  
External 
 SPAC 
 SA Water 

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 

RECOMMENDATION 
The Council 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. 211/888/2017 by Vern Stoeff to undertake Combined Land division - Community Title; DAC 
No. 211/C125/17 (Unique ID 58875); Creating three (3) additional allotments; Built form - 
construction of four 2-storey group dwellings at 2 Galway Avenue, North Plympton (CT5178/709) 
subject to the following conditions of consent:  
 
Development Plan Consent Conditions 
 
1. Development is to take place in accordance with the plans prepared by House and Land SA 

and Elite Land Solutions relating to Development Application No. 211/888/17 (DAC 
211/C125/17). 

 
2. That the upper level windows of the dwellings, except to the street, shall be provided with fixed 

obscure glass to a minimum height of 1.7 metres above the upper floor level to minimise the 
potential for overlooking of adjoining properties, prior to the occupation of the building. The 
glazing in these windows will be maintained in a reasonable condition at all times. 

 
3. 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. 
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Land Division Consent Conditions  
 
1. That prior to the issue of Section 51 Clearance to this division approved herein, all existing 

structures shall be removed from the proposed allotments. 
 
2. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
 

Subject to our new process, on receipt of the developer details and site specifications an 
investigation will be carried out to determine if the connections to your development will be 
standard or non-standard fees. 

 
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 $20,490 into the Planning and Development Fund (3 allotment(s) @ 

$6,830/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 State Planning 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 State Planning Commission for Land Division Certificate purposes. 

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

• With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor 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. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
211/739/2017 - Demolish existing dwelling and all associated structures - approved 
211/729/2017 - Construction of 4 group dwellings - withdrawn 
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SITE AND LOCALITY 
The subject site is formally described as Allotment 195 Deposited Plan 2478 in the area named 
North Plympton Hundred of Adelaide. It is more commonly known as 2 Galway Avenue, North 
Plympton. 
 
The subject land has a 20.12m frontage to Galway Avenue and a depth of 45.7m, resulting in an 
overall area of 921.7m². The land is generally flat and located 50m east of Marion Road. 
 
The site is currently occupied by a single storey detached dwelling, verandah and domestic 
outbuilding, all of which have been approved for demolition via a previous application. The site will 
need to be cleared in order to facilitate the proposal.  
 
The locality is mixed use in nature comprised of residential and commercial land uses. The locality 
is predominantly residential, however, there are several properties along Marion Road that are 
commercial, such as consulting rooms and offices.  
 
The subject site and locality are shown on the following maps. 
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PROPOSAL 
It is considered that the proposal is best described as: 
 

"Combined application- Land division - Community Title; DAC No. 211/C125/17 (Unique ID 
58875); Creating three (3) additional allotments; Built form - construction of four 2-storey 
group dwellings." 

 
The proposed division will create 4 allotments and a portion of community land. The lots vary in 
size from 161m² to 180m² and the community land is used for the driveway, vehicle manoeuvring 
area, letter boxes and meters. 
 
Each of the four group dwellings are 2 storey in height and contain 3 bedrooms and a study, an 
open plan living, dining and kitchen area, 2.5 bathrooms, laundry, retreat and double garage. 
 
The dwellings are considered group dwellings rather than residential flat buildings, as they will be 
built adjoining one another rather than being a single building containing two or more dwellings. 
 
 
REFERRALS 
Internal 
 
City Assets 
 
• City Assets are generally in support of the application, however it is noted that the proposal 

does not provide a visitor carpark. The referral states that in order to provide one, the ability for 
vehicles to enter and exit in a forward direction is unlikely.  
 
It is considered more important to ensure the vehicle manoeuvrability is achieved rather than 
providing an additional visitor carpark.   

 
External  
 
Pursuant to Section 38 and Schedule 8 of the Development Act and Regulations, the application 
was referred to: 
 
SCAP 
 
• Supports the proposal subject to standard conditions. 
 
SA Water 
 
• Supports the proposal subject to standard conditions. 
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ASSESSMENT 
The subject land is located within the Residential Zone and more specifically the 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 

Crime Prevention Objectives 1 
Principles of Development Control 1, 2, 3, 6, 7, 8 & 10 

Design and Appearance 
Objectives 1 & 2 

Principles of Development Control 1, 2, 3, 4, 9, 10, 11, 12, 13, 14, 
15 & 20 

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

Hazards Objectives 1, 2 & 4,  
Principles of Development Control 1, 2, 4, 5, 6 & 7 

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

Landscaping, Fences 
and Walls 

Objectives 1  
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, 5 & 7 

Residential 
Development 

Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 

14, 16, 17, 18, 19, 20, 21, 27, 
28, 29 & 31  

Transportation and 
Access 

Objectives 2  
Principles of Development Control 23, 24, 30, 34, 35, 36, 37, 40 & 

44 
 
 
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, 9, 10, 11, 12, 13, 14, 18, 20, 21 & 22 
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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 & 5 
 
 
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  
Medium Density Policy Area 19 
PDC 5 (within 400m of centre) 

 
Within 400m of centre zone 

 
Group Dwelling 170m² (min.) 

 

 
196m² (Lot 300) 
161m² (Lot 301) 
180m² (Lot 302) 
180m² (Lot 303) 

 
Lot 300, 302 & 303 Satisfies  

 
Lot 301 Does Not Satisfy 

by 5% 
 

 
SITE FRONTAGE  
Medium Density Policy Area 19 
PDC 4 or 
PDC 5 (within 400m of centre) 

 
Group Dwelling 9m 

 

 
14.62m (Lot 300) 

0m (Lot 301) 
0m (Lot 302) 
0m (Lot 303) 

 
Lot 300 Satisfies  

 
Lot 301, 302 & 303 Do Not 

Satisfy by 100% 
 

 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 

 
60% (max.) 

 
47% 

 
Satisfies 
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PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 

 
3m (min.) 

 
3m 

 
Satisfies 

 
 
SIDE/REAR SETBACKS 
Residential Zone 
PDC 11 

 
Side 

0/1m GF 
2m 1st F 

 
(Lot 300) 

GF = 1.5m 
1st F = 3m 

 
(Lot 301) 
GF = 0m 
1st F = 2m 

 
 

(Lot 302) 
GF = 0.9m 
1st F = 2m 

 
(Lot 303) 

GF = 0.9m 
1st F = 2m 

 
Satisfies  

 
Medium Density Policy Area 19 
PDC 3 

Rear 
6m (min.) 

(Lot 300) 
GF = 0m 
1st F = 2m 

 
(Lot 301) 
GF = 3m 
1st F = 3m 

 
(Lot 302) 
GF = 3m 
1st F = 3m 

 
(Lot 303) 
GF = 3m 
1st F = 3m 

 
Does Not Satisfy 

 
BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 

 
2 storeys or 8.5m 

(all other locations) 
 

 
2 storeys or 7.7m 

 
Satisfies 

 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
- 3+ Bedroom, 100m² (min.) 

 
142.4m² (Lot 300) 
148.3m² (Lot 301) 
161.6m² (Lot 302) 
161.6m² (Lot 303) 

 
Satisfies 
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PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
<300m²  

- 24m² (min.), of which 8m² 
may comprise balconies, roof 
patios and the like, provided 

they have a minimum 
dimension of 2m. 

-Minimum dimension 3m 
(excl. balconies). 

- 16m² (min.) at the rear of 
side of dwelling, directly 

accessible from a habitable 
room. 

 

 
(Lot 300) 

29m² (total) 
3m (min. dimension) 
29m² (accessed from 

habitable room) 
 

(Lot 301) 
38m² (total) 

3m (min. dimension) 
38m² (accessed from 

habitable room) 
 

(Lot 302) 
34m² (total) 

3m (min. dimension) 
34m² (accessed from 

habitable room) 
 

(Lot 303) 
34m² (total) 

3m (min. dimension) 
34m² (accessed from 

habitable room) 
 

Satisfies 
 

 
STORAGE 
Residential Development 
PDC 31 

 
8m³ (min.) 

 
All dwellings exceed the 
minimum 8m³ of storage. 
This can be found in the 

garages, WIR, laundry and 
under the stairs. 

 
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 and Frontage 
The subject site is located within the Medium Density Policy Area 19. In this Policy Area, a group 
dwelling should have a minimum site area of 170m². Lot 301 falls short of this minimum by 9m² or 
5%. 
 
This deficiency is not considered fatal to the application as it is so small and not readily perceptible. 
It should be noted that the other 3 proposed allotments all exceed the minimum site area by at 
least 10m². 
 
The Policy Area has stipulated that a group dwelling should also have a minimum frontage of 9m. 
However dwelling 2, 3 & 4 will not be able to achieve this as they do not have a direct frontage to a 
public street. 
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Schedule 1 of the Development Regulations states: 
 

group dwelling means 1 of a group of 2 or more detached buildings, each of which is used 
as a dwelling and 1 or more of which has a site without a frontage to a public road or to a 
road proposed in a plan of land division that is the subject of a current development 
authorisation; 

 
This definition recognises that firstly there needs to be more than 2 dwellings, and secondly that at 
least one of those will not have a frontage to a public road. It is important to note that the Policy 
Area encourages group dwellings and therefore the fact that not all of the proposed dwellings have 
a frontage to a public road shouldn't be fatal to the application. 
 
Setbacks 
The Policy Area calls for a 6m rear setback, however, none of the proposed dwellings meet this. 
Dwelling 1 has a garage built to its rear boundary, Dwellings 2, 3 and 4 are setback 3m from their 
respective rear boundaries.  
 
This is not considered fatal to the application because of the existing character of the area and in 
particular the numerous other examples of dwellings being located closer than 6m to their rear 
boundaries. Examples include: 
 
- 2a Galway Avenue; 
- 6 Galway Avenue; 
- 6A Galway Avenue; 
- 8 Galway Avenue; 
- 275A Marion Road; 
- 275B Marion Road; 
- 3C Allchurch Avenue; 
- 1 Wyatt Street; 
- 3 Wyatt Street; 
- 4 Wyatt Street; 
- 5 Wyatt Street; 
- 6 Wyatt Street; and 
- 7 Wyatt Street. 
 
The impact on adjoining properties from the proposed dwellings not meeting the minimum rear 
setback is considered minimal. This is because each of the adjoining allotments/ dwellings will still 
be capable of gaining a minimum of 3 hours access to direct sunlight as described in the 
Development Plan. 
 
The property at 4 Galway Ave, is likely to have the greatest impact, however even then direct 
sunlight will be available to habitable room windows and POS until after midday. This is due to the 
north south orientation of the subject site and 4 Galway Ave. 
 
Car Parking Provisions 
The Development Plan Calls for 2 off street car parks per dwelling, plus 0.25 visitor carparks per 
dwelling. The proposed development has provided a total of 8 off street carparks, with each 
dwelling having a double garage.  
 
As there are four dwellings, there should be an additional visitor carpark available, however, this 
has not been provided.  
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Council's Assets department have reviewed the application and have not raised this deficiency as 
a critical issue, but have stated: 
 

The development has the shortfall of one additional visitor space based on the requirement 
under Council's development plan, the fulfilment of this requirement may result in the 
vehicles not being able to exit the site in a forward direction. 

 
It is considered that allowing vehicles to enter and exit the site in a forward direction is more 
important than providing an additional carpark for visitors. 
 
SUMMARY 
The merits of this application are finely balanced. Although there are some provisions that aren't 
met, the land use, density and dwelling type are actively encouraged within this policy area.  
 
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 30 May 2017 and warrants 
Development Plan Consent. 
 
Attachments 
1. Plan of Division   
2. Built form plans    
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6.9 48 Bonython Avenue, NOVAR GARDENS  
 
Application No  211/1130/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Construction of a bali hut forward of the existing dwelling 
APPLICANT Andre Niemandt 
APPLICATION NO 211/1130/2017 
LODGEMENT DATE 21 September 2017 
ZONE Residential Zone 
POLICY AREA Novar Gardens Character Policy Area 26 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 Nil  
External 
 Nil  

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 

RECOMMENDATION 
The Council 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. 211/1130/2017 by Andre 
Niemandt to construct a bali hut forward of the existing dwelling at 48 Bonython Avenue, Novar 
Gardens (CT 5161/386) for the following reasons: 
 
1. The proposed development is contrary to 

 Council Wide Residential Development Principle of Development Control 16  
Reason: An outbuilding should be sited no closer to the primary street frontage than 
any part of the associated dwelling. 

 Residential Zone Principles of Development Control 5 
Reason: The proposal is to be located forward of the existing dwelling. The desired 
character statements details that all new development should be located behind the 
existing dwelling to preserve the front setbacks of the dwellings. 

 Residential Zone Principles of Development Control 8 
Reason: Development (including verandahs, porch, etc.) should be setback the 
same as one of the adjacent buildings. The proposed bali hut front setback will be 
located closer to the primary street frontage than the adjacent dwellings. 

 Novar Gardens Character Principles of Development Control 2 
 Reason: The proposed development is not consistent with the Desired Character 
 Statement for the Policy Area. 

 
 
 



Council Assessment Panel Agenda 14 November 2017 

Page 188 Item 6.9 

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

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

 
 
PREVIOUS OR RELATED APPLICATION(S) 
DA211/693/2006 - Extend and enclose existing carport - Granted Development Approval on 9 
October 2006 
DA211/355/2006 - To erect a replacement residential outbuilding (garage) - Granted Development 
Approval on 2 June 2006 
DA211/1083/2001 - Verandah and Pergola - Granted Development Approval on 24 September 
2001 
DA211/7694/1980 - Pergola  
DA211/4267/1980 - Pergola  
DA211/2935/1977 - Carport  
DA211/12052/1966 - Garden Shed  
DA211/10188/1965 - Dwelling & Garage  
 
 
SITE AND LOCALITY 
The subject land is formally described as Allotment 140 Deposited Plan 7754 in the area named 
Novar Gardens Hundred of Adelaide, Volume 5161 and Folio 386, and is more commonly known 
as 48 Bonython Avenue, Novar Gardens. The subject site has a primary frontage to Bonython 
Avenue of 23.47m and a secondary frontage of 12.59m to Pine Avenue and has a site area of 
1053m². Currently on site is a single storey detached dwelling built during the 1960s with an in-
ground swimming pool located in front of the main façade of the dwelling. In front of the subject site 
on the Council verge are two street trees, a stobie pole, a light pole and a street sign.   
 
The subject site is located on the eastern side of Bonython Avenue and Pine Avenue. To the east 
of Bonython Avenue and Pine Avenue is the Novar Gardens Character Policy Area 26. To the 
West is the Low Density Policy Area 21. To the north-west of the subject site is the Glenelg Golf 
Club.  
 
The locality is residential in nature and is comprised of single and double storey detached 
dwellings. These dwellings have been built over a number of decades and exhibit a variety of 
designs. A prominent feature of the locality is the consistent front setback of the detached 
dwellings, specifically to the east of Bonython Avenue and Pine Avenue.  
 
The site and locality are shown on the following maps: 
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PROPOSAL 
The proposed development is for the construction of a bali hut forward of the existing dwelling.  
 
A copy of the plans and details are contained in Attachment 1. 
 
 
REFERRALS 

• No Referrals were required for this application. 
 
 
ASSESSMENT 
The subject land is located within the Residential Zone, and more particularly Novar Gardens 
Character Policy Area 26 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 

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 

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 

Siting and Visibility Objectives 1 
Principles of Development Control 1, 2, 3, 4, 5, 6, 7 & 8 

 
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 4 
Principles of Development Control 5, 8,  
 
 
Policy Area: Novar Gardens Character Policy Area 26 
Desired Character Statement: 
 
The policy area will contain detached dwellings (or buildings that looks like detached dwellings).  
Allotments will be very low density and will be relatively square, with comparatively wide 
frontages. The consistency of this allotment pattern is a significant positive feature of the policy 
area, which subdivision will reinforce.  
 
There will be a unity of built-form, particularly as viewed from the street, where all new 
development is complementary to the predominant low and wide single storey detached 
dwellings on wide, generously landscaped allotments. This means that new development will 
preserve the consistency of front and side boundary setbacks, and any two storey elements will 
be discretely integrated.  
 
Carports and garages will be in line with or behind the building facade. Alterations and additions 
will be primarily located at the rear of existing dwellings so that they have minimal impact on the 
streetscape and do not disrupt the consistent front set back.  
 
There will be no formal footpaths on the Council owned verge and there will be no front fences 
or side fences forward of the building line to preserve the appearance of continuous, generously 
landscaped front yards extending to the street. 
 
Objectives 1 
Principles of Development Control 2 
 
 
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 

 
STREET SETBACK  
Residential Zone 
PDC 8 
 

 
The same setback as the 

adjacent dwellings 

 
1m 

 
Not Satisfied 
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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: 
 
Front Setback 
The proposed bali hut is to be constructed in front of the main façade of the dwelling to a maximum 
height of 3.5m and located 1m from the front boundary. As per PDC 16 of the Residential 
Development Section an outbuilding should not be sited closer to the primary road frontage than 
any part of the associated dwelling. The proposed bali hut is located forward of the associated 
dwelling. Residential Zone PDC 8 also seeks that any proposed development including a 
verandah, porch, etc. should have a setback the same as one of the adjacent dwellings, therefore 
this principle has not been satisfied.  
 
Design and Appearance 
The design and appearance of the bali hut is not considered to satisfy the Desired Character 
Statement for the Novar Gardens Character Policy Area 26. The key requirements of the Novar 
Gardens Character Areas is to preserve the built form and to be complementary to the character of 
the area. 
 
A prominent feature of the locality is the consistent front setback of the dwellings. As can be seen 
from the Locality Map above, the front setback requirements is a significant element to the 
Character area. The location of the bali hut forward of the existing dwelling will be detrimental to 
this characteristic and will negatively impact on the streetscape. It will be a prominent feature on 
the subject site and will not compliment the consistency of the built form.  
 
Having a 1m front setback to the bali hut is also viewed unfavourably as it does not compliment the 
wide and generously landscaped allotments sought in the Desired Character Statement.  
 
The Desired Character Statement also seeks all new alterations and additions to be located at the 
rear of the dwelling to have minimal impact on the streetscape. The location of the proposed bali 
hut will have a negative impact to the streetscape as it will be seen by all dwellings within the 
locality.  
 
As per the above, PDC 2 of the Novar Gardens Character Policy Area 26 has not been satisfied as 
the proposed development is not consistent with the desired character statement.  
 
SUMMARY 
As per the Development Plan, the proposed bali hut to be located forward of the existing dwelling 
does not satisfy PDC 16 of the Residential Development - General Section, PDC 8 of Residential 
Zone and the Desired Character statement of the Novar Gardens Character Policy Area 26. Any 
new development to be located in the Novar Gardens Character Policy Area should be located at 
the rear of existing dwellings, to compliment and preserve the built form. With the bali hut being 
located forward of the existing dwelling the streetscape will be negatively impacted, but more 
importantly the proposed development will have a detrimental impact to the unity of the built form, 
a significant feature of the Novar Gardens Character Policy Area. 
 
It is not seriously at variance, however, the proposal does not contain sufficient merit to be 
supported.  
 
On balance the proposed development does not sufficiently accord with the relevant provisions 
contained within the West Torrens (City) Development Plan Consolidated 30 May 2017 and does 
not warrant Development Plan Consent. 
 
Attachments 
1. Site Plan and Elevations    
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6.10 47 Torrens Street, TORRENSVILLE  
 
Application No  211/1009/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Land division - Torrens Title; SPAC No. 211/D147/17 
(Unique ID 59180); Create one (1) additional allotment 

APPLICANT Thomas Jeffrey - 360 Surveying 
APPLICATION NO 211/1009/2017 
LODGEMENT DATE 18 August 2017 
ZONE Residential 
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets 
 City Works 
External 
 DAC 
 SA Water 

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 

RECOMMENDATION 
The Council 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/D147/2017 (Unique ID 59180) by Thomas Jeffrey - 360 Surveying to undertake land 
division creating one (1) additional allotment at 47 Torrens Street, Torrensville (CT5349/62) subject 
to the following conditions of consent: 
 
Council Conditions 
 
1. Development is to take place in accordance with the plans prepared by 360 Surveying relating 

to Development Application No. 211/1009/2017 (DAC 211/D147/2017). 
 
2 Prior to the issue of Section 51 Clearance of this division approved herein, all existing 

structures shall be removed from the proposed allotments. 
 
3 As the subject land is located within an area likely to be affected by aircraft noise from 

Adelaide Airport, it is recommended that appropriate noise attenuation measures be 
considered in accordance with Australian Standards 2021 - Acoustics - Aircraft Noise Intrusion 
- Building, Siting and Construction. 

 
In circumstances in which development occurs within existing built up areas the Standard 
recommends applying construction techniques to reduce aircraft noise to levels considered 
appropriate by the Standard. Accordingly, and in the interest of occupant comfort, the 
applicant is encouraged to engage the services of an Acoustic Engineer to assess the noise 
reduction properties of the proposed dwelling prior to the commencement of Building Rules 
assessment. 
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State Planning Commission Conditions  
 
1. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
 

The necessary easements shall be vested to SA Water. 
 

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

On receipt of the developer details and site specifications an investigation will be carried out to 
determine if the connections to your development will be standard or nonstandard fees. 

 
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. 

 
2.  Payment of $6,676 into the Planning and Development Fund (1 allotment(s) @ 

$6,676/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 State Planning Commission marked "Not Negotiable" 
and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 101 Grenfell Street, 
Adelaide.  

 
3 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 State Planning Commission for Land Division Certificate purposes.  

 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason/s:  

 
• With regard to residential development and land division applications, where all proposed 

allotments and or sites fail to meet, nor 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. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
Previous applications relate only to the existing residential development. 
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SITE AND LOCALITY 
The subject land is described as Allotment 14 in Deposited Plan 4426 in the Area Named 
Torrensville, Hundred of Adelaide as contained in Certificate of Title Volume 5349 Folio 62. The 
land is more commonly known as 47 Torrens Street, Torrensville.  
 
The site comprises a rectangular shaped allotment with a frontage of 18.9m x 39.61m deep and an 
area of 752m2.   
 
The allotment contains a single storey detached dwelling  
 
The terrain is relatively flat and there are no other noteworthy features on the land. The subject site 
is located within the 20-25 Aircraft Noise Exposure Forecast (ANEF) whilst it is affected, the 
Australian Standard states that it can be suitable for residential use subject to mitigating acoustic 
treatment. 
 
The locality comprises predominantly single storey detached dwellings at low densities on 
allotments with wide frontages.   
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PROPOSAL 
The proposal is for the creation of two allotments from one by dividing the land down the centre 
line, with each allotment being of equal area and proportions. 
 
Each allotment will have a frontage of 9.45m to Torrens Street, a depth of 39.61m and an area of 
376m2. 
 
 
REFERRALS 
Internal  

• City Assets 
 
Comment was made regarding the following matters; 
 
• The site would accommodate the proposed development (2 lots with dwellings) whilst satisfying 

Council's standard requirements for infrastructure and street tree assets and off-street parking. 
 

• It is probable any future development of the allotments would be limited to a single driveway 
width. 
 

• There is adequate space to accommodate crossovers for each allotment with sufficient 
separation from street trees. 
 

External  
 
Pursuant to Section 38 and Regulation 29 of the Development Act and Regulations, the application 
was referred to  
 
• DAC 
 

No concerns were raised and only the standard conditions have been applied. 
 

• SA Water  
 

No concerns were raised and only the standard conditions have been applied. 
 
 
ASSESSMENT 
The subject land is located within the Residential Zone 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 

Hazards 

Objectives 1, 2, 4, 7, 8, 9 & 10 

Principles of Development Control 
1, 2, 3, 4, 5, 6, 7 &13 

Infrastructure 
Objectives 1, & 3 

Principles of Development Control 1, 2, 3, 4, 5, 6, 8, 9, 10, & 
16 

Land Division Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2,  4, 5, 6, 8, 9, 12 &16 
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Natural Resources 
Objectives 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 

11, 12 & 13 
Principles of Development Control 1, 2, & 6 

Orderly and Sustainable 
Development 

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

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

Transportation and Access 
Objectives 2 

Principles of Development Control 1, 8, 10, 23 & 24 
 
Zone: Residential 
Desired Character Statement: 
 
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 
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, 3, 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 ASSESSMENT 

 
SITE AREA  
Module: Low Density Policy Area 
20 
PDC 3 

 
340m² minimum 
 

 
Lot 1 = 376m²  
Lot 2 = 376m2 
 
Satisfies 
 

 
ALLOTMENT AREA 
Module: Low Density Policy Area 
20 
PDC 3 

 
340m² minimum 
 

 
Lot 1 = 376m²  
Lot 2 = 376m2 
 
Satisfies 
 

 
SITE FRONTAGE  
Module: Low Density Policy Area 
20 
PDC 5 

 
10m minimum 

 
18.9mm (existing) 
9.45m (proposed) 
 
Does Not Satisfy by 5.5% 
 

 
 
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 allotments exceed the minimum allotment area provisions of the Low Density Policy 
Area 20 by 36m2. The only issue with the proposal is the failure to create two allotments that will 
satisfy the minimum site frontage requirements of 10m as set out in PDC 3 of the Low Density 
Policy Area 20. 
 
Land Division 
The application is not combined with the development of dwellings on the land, only for the 
creation of two allotments for residential purposes. Accordingly, the requirements of PDC 5 for 
allotments with a minimum area of 340m2 and a minimum frontage of 10m apply. 
 
The proposed allotments have a frontage of 9.45m being 550mm or 5.5% below the minimum. It is 
considered that this is not fatal to the proposal for the following reasons: 
• The area available for a building envelope compared to an allotment with an area of 340m2 

and a 10m width will be achieved by it being marginally narrower but deeper allowing for a 
dwelling of the same floor area but a marginally deeper and narrower design. 

• Dwellings are commonly, successfully designed for allotments with a 9m frontage. Dwellings on 
a 9.45m wide allotment, adopting the minimum 1m side boundary setback in accordance with 
Residential Zone PDC11 will provide for a minimum building envelope width of 7.45m. Within 
this a two room wide design can be achieved. 

 



Council Assessment Panel Agenda 14 November 2017 

Page 204 Item 6.10 

• The provision of a 1m wide setback from side boundaries will be the key aspect to achieving 
the low density character of the policy area. 

• Depending on the design, dwellings even on a 10m wide allotment are likely to be restricted to 
a single width garage and any upper storey to a single room width if upper storey setbacks are 
to be achieved.  

 
 
SUMMARY 
 
The proposal satisfies all of the requirements for the division of the land except for a shortfall of 
550mm (5.5%) in allotment frontage. The proposed allotment width of both allotments together with 
an area of 376m2 is sufficient to meet the functional requirements of detached dwellings and to 
achieve development that is sufficiently consistent with the desired character for the Low Density 
Policy Area 20. Provided the allotments are developed with appropriate side setbacks, particularly 
across the frontages of each dwelling, the shortfall in width will not be such that the allotments 
would be noticeably inconsistent with low density character of the locality. 
 
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 30 May 2017 and warrants 
Development Plan Consent and Land Division Consent. 
 
Attachments 
1. Plan of Division    
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6.11 28 Gertrude Street, BROOKLYN PARK  
 
Application No  211/970/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Construction of an enclosed garage, carport and verandah 
attached to existing dwelling 

APPLICANT Premium Home Improvements 
APPLICATION NO 211/970/2017 
LODGEMENT DATE 14 August 2017 
ZONE Residential Zone 
POLICY AREA Residential Policy Area 20 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION N/A 
REFERRALS Internal 

 Nil  
External 
 Nil  

DEVELOPMENT PLAN 
VERSION 

30 May 2017 

MEETING DATE 14 November 2017 
 
 

RECOMMENDATION 
The Council 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. 211/970/2017 by Premium 
Home Improvements to construct an enclosed garage, carport and verandah attached to the 
existing dwelling at 28 Gertrude Street, Brooklyn Park (CT 5741/181) for the following reasons: 
 
1. The proposed development is contrary to: 

 Council Wide Principles of Development Control (PDC) 3 Design and Appearance 
 Reason: The proposal will be sited on the side boundary for a length of 30m and will 
 have a negative impact to the adjacent property in terms of visual appearance and 
 overshadowing.  
 

 Council Wide PDC 9 in the Design and Appearance Section & PDC 10, 11 and 12 
Residential Development Section 
 Reason: Unreasonable overshadowing of neighbouring property caused by the 
 proposed development. 
 

 Council Wide PDC 16 Residential Development   
Reason: The proposal exceeds the maximum length on boundary and floor area. 

 Council Wide PDC 4 Residential Development   
Reason: The proposed building mass and proportion are not compatible with the 
desired character statement.  
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BACKGROUND 
The proposal is presented to the Council Assessment Panel (CAP) for the following reason: 
 

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

 
 
PREVIOUS OR RELATED APPLICATION(S) 
DA 211/450/2001 - Domestic Garage - Withdrawn 
DA 211/1024/2002 - New Garage, Verandah and Refurbishment - Development Plan Consent 
granted 21 November 2002 
DA 211/325/2004 - Dwelling Additions - Development Approval granted 13 December 2005 
DA 211/731/2004 - Garage - Development Approval granted 30 July 2005 
 
 
SITE AND LOCALITY 
The subject land is formally described as Allotment 7 Deposited Plan 2611 in the area named 
Brooklyn Park Hundred of Adelaide, Volume 5741 Folio 746, or more commonly known as 28 
Gertrude Street, Brooklyn Park. The subject site is rectangular in shape with a frontage of 17.69m, 
a depth of 50.477m and a site area of 892.9m². 
 
Currently on site is a single storey detached dwelling built during the mid-1900s and an outbuilding 
in the south-western corner of the allotment. The allotment has a single width crossover for vehicle 
access from the south-eastern corner of the allotment. There is one mature street tree and a stobie 
pole located in the Council verge in front of the subject site.  
 
The locality is residential in nature, predominantly comprising single storey detached dwellings and 
single storey residential flat buildings. The dwellings in the locality are set back to allow for 
generously landscaped front yards.  
 
The subject site and locality are shown on the following maps. 
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PROPOSAL 
The proposal is for the construction of an attached garage, carport and verandah under one roof 
line to the existing single storey detached dwelling. The proposed structure has a 4.02m frontage 
to Gertrude Street and has a length of 30.32m located on the southern boundary. The combined 
garage, carport and verandah have a wall height of 3m and an overall building height of 4.2m. 
 
The garage component of the proposed development will have a masonry frontage to match the 
existing house and includes a roller door. The garage will be enclosed for a length of 6.4m along 
the boundary. The carport and verandah will be an open structure located on the boundary for a 
length of 23.92m. 
 
A copy of the plans and details are contained in Attachment 2. 
 
 
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 and Residential Zone, Procedural Matters. 
 
 
ASSESSMENT 
The subject land is located within the Residential Zone and more particularly 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 

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 

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 
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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 Nil 
Principles of Development Control 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 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 

 
STREET SETBACK  
PDC 16 
Residential Development 
 

 
Garage and carports are to be 
sited no closer to the primary 
road frontage than any part of 

the associated dwelling 
 

 
10.8m 

 
 

Satisfies 

 
LENGTH ON BOUNDARY 
PDC 16 
Residential Development 

 
8m 

 
30.32m 

 
Not Satisfied 

 
 
FLOOR AREA 
PDC 16 
Residential Development 
 

 
60m² 

 
110m² 

 
 

Not Satisfied 
 

 
OVERSHADOWING 
PDC 10 
Residential Development 
 

 
Development to ensure winter 

sunlight is available to 
adjacent dwellings, north 
facing windows and POS 

 
Overshadows POS and only 

north facing window 
 

Not Satisfied 
 

 
CARPARKING SPACES  
PDC 34 
Transportation and Access 
 

 
2 car-parking spaces 

required, 1 covered & 1 
uncovered 

 
2 provided 

 
 

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: 
 
Length on boundary 
PDC 16 of the Residential Development Section has not been satisfied as the proposal exceeds 
the maximum length of 8m for boundary development. The garage, carport and verandah will have 
a combined length of 30.32m of development on the southern boundary. The existing garage is 
located on the southern boundary for a length of 9m. Therefore the proposed development with the 
existing garage will have a combined length of 39.32m of boundary development. As per PDC 3 of 
the Design and Appearance Section, side boundary walls should be sited and limited in length and 
height to reduce the visual impact to adjoining properties.  
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The entirety of the side boundary behind the main façade of the dwelling located at neighbouring 
30 Gertrude Street will be built on, and on this basis the visual impact to this adjoining land is 
considered unreasonable and at odds with the intent of the Development Plan. 
 
Building mass 
The design and appearance of the proposed development should be compatible with the Desired 
Character Statement and this includes development being compatible with open space between 
buildings. Any proposed development should be compatible with the open space between 
buildings. This has not been satisfied due to the mass and proportion of the proposal. The proposal 
will have a wall height of 3m for a length of over 30m along the boundary. This is considered to 
reduce the sense of space between building and therefore not satisfying PDC 1 of Design and 
Appearance Section and PDC 4 of the Residential Development Section. 
 
Overshadowing 
The design and location of the proposed development will cause excessive overshadowing to the 
neighbouring property at 30 Gertrude Street. The only north facing windows of the adjoining 
property and their Private Open Space will be shadowed for a majority of the day during winter, 
therefore PDC 3 of the Design and Appearance Section and PDC 10 of the Residential 
Development Section has not been satisfied.  
 
A desktop analysis of overshadowing has been undertaken. The entirety of their north-facing 
windows and the only open POS on the adjacent property will be shaded not satisfying the 
requirements of PDC 11, 12 and 13 of the Residential Development Section.  
 
 
SUMMARY 
The proposal seeks to increase the length of development located on the southern boundary by 
30.32m. The proposal exceeds the maximum length of 8m along a boundary for a garage, carport 
and outbuilding as well as the maximum floor area of 60m². The total length of boundary 
development of this application were it to be approved will be 39.32m, 77% of the southern 
boundary. The proposal due to its location and height will overshadow the only north-facing 
window and open POS of the adjacent property located at 30 Gertrude Street. Due to the mass 
and proportion of the proposal there will be a negative visual impact to the adjacent property. The 
110m² garage, carport and verandah does not satisfy the character of the policy area, which seeks 
a sense of space between buildings.   
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is considered to be 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 30 May 2017 and does 
not warrant Development Plan Consent. 
 
Attachments 
1. Site plan, elevations and description of development   
2. Shadow Diagrams    
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6.12 Procedures at Council Assessment Panel Meetings 
Brief 
This report presents the Procedures at Council Assessment Panel Meetings for approval. 
 
RECOMMENDATION 
It is recommended to the Council Assessment Panel that:  
 
1. The revised Procedures at Council Assessment Panel Meetings be adopted. 
 
2. The Council Assessment Panel Member Conflict of Interest Declaration Form be noted.  
 
 
Introduction 
The Planning, Development and Infrastructure (General) Regulations 2017 (Regulations) stipulate 
the statutory procedures to be undertaken during the operation of Council Assessment Panel 
(CAP) meetings. Under these Regulations, the CAP may adopt meeting procedures for its 
meetings and may determine its own procedure(s) so long as it is not inconsistent with the 
Planning, Development and Infrastructure Act or Regulations. 
 
At its 10 October 2017 meeting, the CAP adopted the Council Assessment Panel Meeting 
Procedures. 
 
At that meeting the CAP also considered further amendments to the Council Assessment Panel 
Meeting Procedures. 
 
Consequently, this report seeks approval of the Procedures at Council Assessment Panel 
Meetings and presents the Council Assessment Panel Member Conflict of Interest Declaration 
Form for notation. 
 
Discussion 
The Procedures at Council Assessment Panel Meetings include the following proposed 
amendments: 
 

• Amendments to the introduction to clarify the purpose of the meeting procedures. 
• Delete references distinguishing provisions set in the Regulations and provisions set by the 

Council Assessment Panel. 
• Add a requirement for the notice of a CAP meeting to be given three clear days before the 

meeting. 
• Clarify that in the absence of the Presiding Member and the Deputy Presiding Member not 

only for a meeting, but if absent for any agenda item, a member will be chosen from those 
present to preside at the meeting until the Presiding Member and the Deputy Presiding 
Member is present.  

• Clarify process for the declaration of a conflict of interest to be consistent with the Code of 
Conduct adopted by the Minister, whereby members are required to make a disclosure of a 
conflict of interest prior to the commencement of the items of business before the meeting 
and that this be recorded in the minutes. 

• Add a clause stating that representors will not be entitled to a right of reply unless otherwise 
determined by the Presiding Member.  

• Minor formatting and editorial amendments. 
 
The Procedures at Council Assessment Panel Meetings are attached for the CAP's consideration 
and approval (Attachment 1). 
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To assist the process of CAP members declaring a conflict of interest, it is proposed that the 
Council Assessment Panel Member Conflict of Interest Declaration Form (form) be completed at 
the time at which a CAP member declares a Conflict of Interest and be provided to the Assessment 
Manager. 
 
The form is attached for the CAP's reference (Attachment 2). 
 
Blank copies of the form will be provided to CAP members and made available by the Assessment 
Manager at CAP meetings. 
 
Conclusion 
The report seeks the appointment of the revised Procedures at Council Assessment Panel 
Meetings. In addition, it provides the Council Assessment Panel Member Conflict of Interest 
Declaration Form for information. 
 
Attachments 
1. Revised Procedures at Council Assessment Panel Meetings   
2. Conflict of Interest Declaration Form    
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7 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER  
7.1 30 Arthur Street, RICHMOND  
 
Application No. 211/1472/2016 
 
Reason for Confidentiality 
It is recommended that this Report be considered in CONFIDENCE in accordance with Section 
13(2)(a) (vii) and (viii) of the Planning, Development and Infrastructure (General) Regulations 
2017, which permits the meeting to be closed to the public for business relating to the following: 
 

(vii) matters that should be considered in confidence in order to ensure that the 
assessment panel, or any other entity, does not breach any law, or any 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 
It is recommended to the Council Assessment Panel 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 Council Assessment Panel 
orders pursuant to regulation 13(2) of the Planning, Development and Infrastructure 
(General) Regulations 2017, that the public, with the exception of the Chief Executive Officer, 
members of the Executive and Management Teams, Assessment Manager, City 
Development staff in attendance at the meeting, and meeting secretariat staff, 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 Assessment Manager on the basis that 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. 

 
2. At the 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 SCAP and ERD Court Matters - November 2017 
Brief 
This report presents information in relation to: 
 

1. any matters being referred to the State Commission Assessment Panel (SCAP); and 
2. any planning appeals before the Environment, Resources and Development (ERD) Court. 

 
RECOMMENDATION 
The Council Assessment Panel receive and note the information.  
 
 
Matters pending determination by SCAP 

Reason for 
referral 

DA number Address Description of development 

Section 49 211/1240/2017 71 Richmond Road 
(Railway Terrace 
Entrance), MILE END 
 

Removal of one significant 
tree 

Section 49 211/1029/2017 Allotment 1 in FP124395 
(CT 5789/451), Hundred 
of Adelaide, 55 Malurus 
Avenue, LOCKLEYS 
 

Removal of one regulated 
tree 

Section 49 211/969/2017 19 Garden Terrace, 
UNDERDALE 

Internal alterations to school 
buildings and construction of  
new covered link 
 

Section 49 211/743/2017 1-35 Jenkins Street, 
COWANDILLA 

Addition to existing 
gymnasium building for out of 
school hours care facility 
 

Schedule 10 211/740/2017 192 ANZAC Highway, 
GLANDORE 

Eight-storey building, 36 
dwellings 
 

Section 49 211/911/2017 8 & 8A West Thebarton 
Road, THEBARTON 

Land division - Boundary re-
alignment 
 

Schedule 10 211/800/2017 99 Anzac Highway, 
ASHFORD 

Land division - Create 25 
allotments 
 

Schedule 10 211/961/2017 79 Port Road, 
THEBARTON 

Nine-storey mixed-use 
building, commercial tenancy 
and 28 dwellings 
 

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

On The Run redevelopment 

Schedule 10 211/1276/2017 15 Bignell Street, 
RICHMOND 

Land division - Create two 
additional allotments 
Construct four row dwellings 
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Development Application appeals before the ERD Court 

DA Number Address Reason for Appeal Description of 
Development 

Status 

211/1472/2016 30 Arthur Street, 
RICHMOND 

Applicant appealed 
DAP refusal 

Create four 
additional 
allotments and 
construct a 
residential flat 
building containing 
five 2-storey 
dwellings 
 

Compromise 
plans 
presented to 
November 
CAP meeting 

211/412/2017 26 Kingston 
Avenue, 
RICHMOND 

Applicant appealed 
DAP refusal 

Create one 
additional 
allotment 
 

Conciliation 
Plan pending 

211/1079/2016 
211/1295/2016 

6 Kimber 
Terrace, 
KURRALTA 
PARK 

Applicant appealed 
DAP refusal 

Construct a 
residential flat 
building containing 
four dwellings 
 

Finalised 

211/271/2017 23 White 
Avenue, 
LOCKLEYS 

Applicant appealed 
DAP refusal 

Carport, alfresco, 
swimming pool, 
safety fence, 
masonry front 
fence 
 

Conciliation 
Plan pending 

211/286/2016 2A Salisbury 
Terrace, 
CAMDEN PARK 

Applicant appealed 
Building Consent 
refusal 

Verandah New 
Development 
Application 
and 
conference 
pending 
 

211/1500/2015 8 Parkard Street, 
NORTH 
PLYMPTON 

Applicant appealed 
DAP refusal 

Construct a 
residential flat 
building containing 
six dwellings 
 

Finalised 

211/1008/2015/C 23 & 23A 
Rowells Road, 
LOCKLEYS 

Applicant appealed 
DAP refusal 

Create one 
additional 
allotment, 
construct two 2-
storey dwellings 
associated 
garages and 
verandahs and 
alteration to 
dwelling 
 

Withdrawn 
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Conclusion 
The Summary of matters pending determination by SCAP and summary of appeals before the 
ERD Court - November 2017 Report is current as at 26 October 2017. 
 

Attachments 
Nil 
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