Notice of Panel Meeting
NOTICE IS HEREBY GIVEN in accordance with Section 56A(19) of the
Development Act 1993, that a meeting of the

DEVELOPMENT ASSESSMENT PANEL
of the
CITY OF WEST TORRENS
will be held in the George Robertson Room, Civic Centre
165 Sir Donald Bradman Drive, Hilton
on
TUESDAY, 11 JULY 2017
at 5.00pm

Terry Buss
Chief Executive Officer
City of West Torrens Disclaimer
Development Assessment Panel
Please note that the contents of this Development Assessment Panel Agenda have yet to be
considered and deliberated by the Development Assessment Panel and officer recommendations
may be adjusted or changed by the Development Assessment Panel in the process of making the
formal Development Assessment Panel decision.
Note: The plans contained in this Agenda are subject to copyright and should not be copied
without authorisation.
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1

MEETING OPENED

1.1

Evacuation Procedures

2

PRESENT

3

APOLOGIES

11 July 2017

Panel Members:
W Stokes

4

CONFIRMATION OF MINUTES

RECOMMENDATION
That the Minutes of the meeting of the Development Assessment Panel held on 13 June 2017 be
confirmed as a true and correct record.

5

DISCLOSURE STATEMENTS

The following information should be considered by Development Assessment Panel Members prior
to a meeting:
Action to be taken prior to consideration of a matter
Sections 2(4)(5) of the Minister's Code of Conduct - Section 21A of the Development Act 1993
requires that:
"If you consider that you have, or might reasonably be perceived to have an interest
in the matter before the panel, you must clearly state the nature of that interest in
writing to the presiding member before the matter is considered.
If you consider that you have a personal interest which may be in conflict with your
public duty to act impartially and in accordance with the principles of the Act, you
must declare a conflict of interest as above."
Action to be taken after making a declaration of interest:
Section 2(6) of the Minister's Code of Conduct - Section 21A of the Development Act 1993 requires
that:
"If you have an interest in a matter, you must not partake in any of the assessment
processes involving the matter. You must leave the room at any time in which the
matter is discussed by the panel including during the hearing of any representations
or during any vote on the matter. You must not vote on the matter and you must not
move or second any motion or participate in any discussion through the consensus
process."
If an interest has been declared by any member of the panel, the presiding member must record
the nature of the interest in the minutes of meeting.
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6

REPORTS OF THE CHIEF EXECUTIVE OFFICER

6.1

15 Broadmore Avenue, FULHAM

Application No

211/306/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Land division, Torrens Title (211/D042/17, Unique ID
57350) create one additional allotment

APPLICANT

Minh Tran

APPLICATION NO

211/306/2017

LODGEMENT DATE

9 March 2017

ZONE

Residential

POLICY AREA

Low Density Policy Area 21

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
 City Works (Amenity Officer) - impact on street tree
External
 Development Assessment Commission (DAC)
 SA Water

DEVELOPMENT PLAN
VERSION

5 May 2016

MEETING DATE

11 July 2017

RECOMMENDATION(S)
The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/306/2017 by
Minh Tran to undertake land division, Torrens Title (211/D042/17, Unique ID 57350) create one
additional allotment at 15 Broadmore Avenue (CT5737/36) subject to the following conditions of
consent (and any subsequent or amended condition that may be required as a result of the
consideration of reserved matters under Section 33(3) of the Development Act):
DEVELOPMENT PLAN CONSENT
Council Conditions
1.

Development is to take place in accordance with the plans prepared by Cavallo Forest &
Associates Surveying and Land Division Consultants relating to Development Application No.
211/306/2017 (DAC 211/D042/17).

LAND DIVISION CONSENT
Council Conditions
1.

Prior to the issue of clearance to this division, existing structures must be removed from the
allotments approved herein. For this purpose a separate application for demolition shall be
submitted for the consideration and determination by Council.
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Development Assessment Commission Conditions
2.

Payment of $6676 into the Planning and Development Fund (1 allotment(s) @
$6676/allotment). Payment may be made by credit card via the internet at
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the Development
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 5001
or in person, 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 Development Assessment 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. The alteration of internal drains to the satisfaction of SA Water is required.
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.

BACKGROUND
The development proposal is presented to the Development Assessment Panel (DAP) 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 land is formally described as Allotment 92 Filed Plan 119310 in the area named
Fulham Hundred of Adelaide, Volume 5737 and Folio 36, or more commonly known as 15
Broadmore Avenue, Fulham. The subject land has a frontage to Broadmore Avenue of 19.81
metres, a depth of 35.05 metres and a site area of 694.3 square metres. Currently existing on the
site is a 1960's contemporary style roof dwelling and an outbuilding.
The subject land is located on the eastern side of Broadmore Avenue, and is approximately 260
metres north east of the small Local Centre Zone situated on Henley Beach Road. The streetscape
is well vegetated with several street trees at various stages of maturity.
The locality comprises residential development in the form of detached dwellings, with the
exception of the semi-detached dwelling on 20 and 20A Broadmore Avenue. The majority of
existing dwellings within the locality have considerable sized front yards that are well maintained.
Whilst the predominant style of dwellings within the locality consists of 1960's conventional hipped
roof dwellings, there are several examples of replacement housing stock or newer dwellings
constructed as a result of subdivision.
The site and locality are shown on the following maps.
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PROPOSAL
The applicant seeks Development Approval for land division creating one additional allotment.
Each of the proposed allotments will be Torrens titled, have a frontage of 9.9 metres to Broadmore
Avenue, a depth of 35.05 metres, and an area of 347 square metres.
A copy of the plan of division is contained within Attachment 1.

PUBLIC NOTIFICATION
The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of the
Development Act and Regulations and Residential Zone, Procedural Matters.
REFERRALS
Internal
City Works - Amenity Officer (Street Tree)
There is a street tree in the verge adjacent the subject land. A crossover adjacent proposed
Allotment 2 already exists to allow for vehicle access to that site. Feedback obtained from
Council's Amenity Officer indicates that a single width crossover could be accommodated adjacent
proposed Allotment 1 whilst maintaining a two metre offset from the street tree. A two metre offset
from the street tree will enable it to be retained. Given the potential for the street tree to be retained
City Works have no objection to the proposal.
External
Development Assessment Commission (DAC) and SA Water
Pursuant to Section 33 and Schedule 29(1) of the Development Act and Regulations, the
application was referred to SA Water by the Development Assessment Commission.
Neither DAC nor SA Water had any objections to the proposal, subject to several conditions being
added to any consent notice.
Full copies of the relevant reports are contained in Attachment 2.

ASSESSMENT
The subject land is located within the Residential Zone and more particularly Low Density Policy
Area 21 as described in the West Torrens Council Development Plan. The main provisions of the
Development Plan which relate to the proposed development are as follows:
General Section
Land Division
Orderly and Sustainable
Development
Residential Development
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Zone: Residential Zone
Desired Character Statement:
This zone will contain predominantly residential development. There may also be some smallscale 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
Principles of Development Control

1, 2, 3 & 4
1&5

Policy Area: Low Density Policy Area 21
Desired Character Statement:
This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).
There will be a denser allotment pattern and some alternative dwelling types, such as semidetached and row dwellings, close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage. In the area bounded by Henley
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and
the Linear Park will be complementary to existing dwellings through the incorporation of design
features such as pitched roofs, eaves and variation in the texture of building materials.
Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.
Objectives
Principles of Development Control
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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

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

350m²(min.)

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

9m

ALLOTMENT AREA
Low Density Policy Area
21
PDC 6

ALLOTMENT
FRONTAGE
Low Density Policy Area
21
PDC 6

ASSESSMENT

STANDARD

420m²(min.)

Allotment 1

Allotment 2

347m²

347m²

Does Not Satisfy
by 0.8%

Does Not Satisfy
by 0.8%

9.9m

9.9m

Satisfies

Satisfies

347m²

347m²

Does Not Satisfy
by 73m² or 17%

Does Not Satisfy
by 73m² or 17%

9.9m

9.9m

Does Not Satisfy
by 2.1m or 17.5%

Does Not Satisfy
by 2.1m or 17.5%

12m

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
Dwellings are envisaged within the Residential Zone and detached dwellings are envisaged
specifically within the policy area. The proposed allotments will be of a size that supports
residential redevelopment.
Land Division
Principle of Development Control (PDC) 6, Residential Zone, Low Density Policy Area 21 provides
that land division should create allotments with an area of greater than 420 square metres and a
minimum frontage width of 12 metres, other than where land division is combined with an
application for dwellings or follows an approval for dwellings on the site.
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PDC 4 provides that when a dwelling is located within 400 metres of a Centre Zone it should have
a minimum site area of 350 square metres and a frontage to a public road of nine (9) metres.
In this instance the subject land is located within 400 metres of a Centre Zone and if the present
application had been combined with an application for dwellings then the requirements of PDC 4
would have been met, with the exception of the site area, as each site has an area three (3) square
metres or 0.8% less than prescribed. The site area deficiency of 3 square metres is considered to
be minor as this difference will not be discernible from the public realm. The proposed division still
results in allotments which have an area and an appropriate frontage width to support envisaged
dwelling types of detached dwellings or semi-detached dwellings. The proposal will contribute to
the desired character by creating a greater number of housing opportunities located in close
proximity to Centre Zones.
It should be noted that, within the Low Density Policy Area 21, the same allotment area and
frontage width is prescribed for each envisaged dwelling type. Therefore, a combined application
for the purpose of ensuring a specific dwelling type is built on the land is not necessary as the
proposed allotments will be a size and width which will accommodate any of the envisaged
dwelling types.

SUMMARY
The subject land is located within 400 metres of a Centre Zone and, as such, the site areas and
frontage widths of the proposed allotments are considered to be appropriate within this specific
area. The development will result in allotments that are suitable to accommodate a detached
dwelling or semi-detached dwelling (an envisaged form of development within the zone and policy
area) which will be complimentary to the built form within 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 5 May 2016 and warrants
Development Plan Consent.
Attachments
1.
2.
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76 Daly Street, KURRALTA PARK

Application No

211/541/2016

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Variation to land division - Torrens Title; DAC No.
211/D060/16 (Unique ID 54235); Create one(1) additional
allotment - Reduce driveway width from 4.5m to 4m and
increase depth of Allotment 100 by 600mm

APPLICANT

Damir Ivanovic

APPLICATION NO

211/541/2016

LODGEMENT DATE

28 April 2016

ZONE

Residential

POLICY AREA

Medium Density Policy Area 19

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
• City Assets - Traffic and Manoeuvrability
External
• DAC
• SA Water

DEVELOPMENT PLAN
VERSION

5 November 2015

MEETING DATE

11 July 2017

RECOMMENDATION(S)
It is recommended that the Panel allow the proposed variation and impose the same conditions of
the current approval as shown below, with the exception of Land Division Consent - Council
Condition 2, which as a result of the variation will no longer be necessary.
The Development Assessment Panel, having considered all aspects of the report, the
application for consent to carry out development of land and pursuant to the provisions of
the Development Act 1993 resolves to GRANT Development Plan Consent for Application
No. 211/541/2016 by Damir Ivanovic to undertake Land division - Torrens Title; DAC No.
211/D060/16 (Unique ID 54235); Create one(1) additional allotment at 76 Daly Street,
Kurralta Park (CT 5285/278) subject to the following conditions of consent (and any
subsequent or amended condition that may be required as a result of the consideration of
reserved matters under Section 33(3) of the Development Act):
DEVELOPMENT PLAN CONSENT
Council Conditions
1. Development is to take place in accordance with the plans prepared by Jeanes &
Somerville Surveyors relating to Development Application No. 211/541/2016 (DAC
211/D060/16).
Development Assessment Commission Conditions
Nil
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LAND DIVISION CONSENT
Council Conditions
1. That prior to the issue of clearance to the division approved herein, all existing structures
on Lot 101 shall be demolished.
2. The existing Class 1a dwelling is required to be fire separated in accordance with Part
3.7.1 of the BCA.
•
Evidence must be submitted to Council to verify compliance with the above
•
If the fire separation does not exist, an application for Building Rules Consent under
the Development Act 1993 shall be lodged with Council (or Private Certifier) and
Development Approval shall be issued prior to the commencement of building work.
A Schedule 19A – Statement of Compliance from the builder (building supervisor),
shall be submitted to Council upon completion of the work.
Evidence that fire separation of the units is in place shall be submitted to Council
prior to the issue of Section 51 Clearance.
Development Assessment Commission Conditions
3. 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.
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.
4. Payment of $6488 into the Planning and Development Fund (1 allotment(s) @
$6488/allotment).
Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone
(7109 7018), by cheque payable to the Development Assessment Commission marked
"Not Negotiable" and sent to GPO Box 1815, Adelaide 5001 or in person, Level 5, 50
Flinders Street, Adelaide.
5. A final plan complying with the requirements for plans as set out in the Manual of Survey
Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to
be lodged with the Development Assessment Commission for Land Division Certificate
purposes.

BACKGROUND
The proposed variation is presented to the Development Assessment Panel (DAP) for the following
reason:
•

Page 14

A condition of the sub-delegation under section 39(7) of the Development Act 1993 only
allows for variation applications to be determined by the original assessing officer. In this
instance the Development Assessment Panel granted the Development Approval for the
land division 211/541/2016 on 13 September 2016.

Item 6.2

Development Assessment Panel Agenda

11 July 2017

PREVIOUS OR RELATED APPLICATION(S)
•

DA 211/107/2016 - Construction of a single storey group dwelling with garage under main roof
- Development Plan Consent granted 28 November 2016.

•

DA 211/541/2016 - Land division - Torrens Title; DAC No. 211/D060/16 (Unique ID 54235);
Create one(1) additional allotment - Development Approval granted 13 September 2016.

SITE AND LOCALITY
The subject land is formally recognised as Allotment 14 Deposited Plan 2478 in the area named
Kurralta Park Hundred of Adelaide as contained in Certificate of Title Volume 5285 Folio 278. The
land is more commonly known as 76 Daly Street, Kurralta Park. The subject land is rectangular in
shape with a frontage of 19.8 metres, a depth of 51.51 metres and a total site area of 1020sqm.
The subject land is located on the western side of the street, north of the Garfield Avenue
intersection. The subject land currently accommodates a 1950's single storey conventional style
dwelling and associated structures including outbuildings, carports and verandahs.
The locality is characterised by a vast mixture of residential development. Dwelling styles evident
within the locality include, 1950's and 1960's conventional hipped roof, Tudor style, and Spanish
mission. Non-residential land uses nearby include the Marleston industrial area.
The site and locality are shown on the following maps.
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PROPOSAL
This application is for the variation to an authorisation previously given for land division -Torrens
Title; DAC No. 211/D060/16 (Unique ID 54235); Create one (1) additional allotment.
The changes to the proposal are outlined within the following table:
Original Development
Approval

Proposed Change

Driveway width

4.5m

4m (with allowance for
stormwater outlet)

Area of allotment 100

522sqm

538sqm

Area of allotment 101

499sqm

482sqm

A copy of the original plan of division is contained within Attachment 1 and a copy of the new plan
of division is contained within Attachment 2.

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

City Assets - traffic and manoeuvrability
 No objections - The dwelling as approved within DA 211/107/2016 can remain in the same
position and the proposed changes will not impact on the ability for a vehicle to enter and
exit the site in a forward direction. The proposed driveway arrangement will still enable
sufficient room for a vehicle to pass through and for stormwater to be offset the minimum
distances from existing verge features.

External
Pursuant to Section 33(1) (c) and Regulation 29(1) of the Development Act and Regulations, the
application was referred to
•

SA Water
 No new feedback. Original conditions as per original approval to be applied. No issues
were raised.

•

Development Assessment Commission (DAC)
 No new feedback. Original conditions as per original approval to be applied. No issues
were raised.
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DISCUSSION
The purpose of the proposed amendment to the land division is to eliminate the need for the
existing dwelling to be fire separated in accordance with Part 3.7.1 of the Building Code of
Australia.
The proposed changes to the land division will not affect the overall functionality of each proposed
allotment nor will it have any undesirable impacts on the surrounding land uses or locality. The
allotment sizes that will be a result of the proposed amendment will still be greater than the
minimum sought within the Medium Density Policy Area 19.
The dwelling as approved within development application 211/107/2016 will not be impacted by the
change to the land division. Factors such as private open space, vehicle parking and
manoeuvrability, site coverage, setbacks for both allotments will not be deficient due to the
proposed changes to the boundaries.
The reduction of the driveway width to four (4) metres is considered to be sufficient as it is in
accordance with General Section, Land Division Principle of Development Control 7, which states
that, allotments in the form of a battleaxe configuration should provide for an access onto a public
road, with the driveway ‘handle’ being not less than 4 metres in width to facilitate landscape
planting along the driveway.
Overall, the changes will not present any new inconsistencies with the relevant Development Plan
provisions the original proposal was assessed against.

SUMMARY
The proposed amendments will result in a development that is consistent with the nature of the
existing development approval.
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.
2.

Original Plan of Division
Amended Plan of Division

Page 19

Item 6.2

Development Assessment Panel

Page 20

Item 6.2- Attachment 1

11 July 2017

Development Assessment Panel

Page 21

Item 6.2- Attachment 2

11 July 2017

Development Assessment Panel Agenda

6.3

11 July 2017

4 Layton Street, FULHAM

Application No

211/413/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Land division - Torrens Title; DAC No. 211/D052/17
(Unique ID 57568); Create one (1) additional allotment

APPLICANT

Rachel Fraser

APPLICATION NO

211/413/2017

LODGEMENT DATE

7 April 2017

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 21

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
 Nil
External
 Development Assessment Commission (DAC)
 SA Water

DEVELOPMENT PLAN
VERSION

5 May 2016

MEETING DATE

11 July 2017

RECOMMENDATION
The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/413/2017 by
Rachel Anne Fraser to undertake Land division - Torrens Title; DAC No. 211/D052/17 (Unique ID
57568); Create one (1) additional allotment at 4 Layton Street (CT5699/210) subject to the
following conditions of consent (and any subsequent or amended condition that may be required
as a result of the consideration of reserved matters under Section 33(3) of the Development Act):
DEVELOPMENT PLAN CONSENT
Council Conditions
1.

Development is to take place in accordance with the plans prepared by Cavallo Forest &
Associates Surveying and Land Division Consultants relating to Development Application No.
211/413/2017 (DAC 211/D052/17).

LAND DIVISION CONSENT
Council Conditions
2.

Prior to the issue of clearance to this division, existing structures, except for the swimming
pool, must be removed from the allotments approved herein. For this purpose, a separate
application for demolition shall be submitted for the consideration and determination by
Council.

3.

Prior to the issue of clearance to this division, work shall be undertaken with regards to
ensuring that all access to the swimming pool complies with Australian Standard AS1926.12012 Fencing for Swimming Pools, AS1926.2-1995 Swimming Pool Safety – Location of
Fencing for Private Swimming Pools and the Building Code of Australia. Alternatively, all of
the water shall be drained from the swimming pool.
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Development Assessment Commission Conditions
4.

Payment of $6676 into the Planning and Development Fund (1 allotment(s) @
$6676/allotment). Payment may be made by credit card via the internet at
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the Development
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 5001
or in person, Level 5, 50 Flinders Street, Adelaide.

5.

A final plan complying with the requirements for plans as set out in the Manual of Survey
Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to be
lodged with the Development Assessment Commission for Land Division Certificate purposes.

6.

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.
Subject to our new process, on receipt of the developer details and site specification 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.

BACKGROUND
The development proposal is presented to the Development Assessment Panel (DAP) 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)
DA 211/445/2017 - Construction of a two-storey dwelling with garage under main roof - Under
Assessment pending decision on land division (DA 211/413/2017).
SITE AND LOCALITY
The subject land is formally described as Allotment 72 Deposited Plan 4445 in the area named
Fulham Hundred of Adelaide, volume 5699 and folio 210, or more commonly known as 4 Layton
Street, Fulham. The subject land has a frontage to Layton Street of 20.42 metres, a depth of 45.72
metres and a site area of 933.6 square metres. Currently existing on the site is a late 1950's
conventional hipped roof dwelling with other associated buildings, such as an outbuilding,
verandah and carport and a swimming pool.
The subject land is located on the western side of Layton Street and approximately 40.5 metres
south of Henley Beach Road. Approximately 200 metres east of the subject land is a Local Centre
Zone, which contains non-residential uses such as personal service establishments and shops
including eateries.
The locality comprises residential development mainly in the form of single storey detached
dwellings. The majority of dwellings along the streetscape were established within the 1950's,
however some redevelopment and replacement of older housing stock has occurred on 1, 1A, 2,
2A and 7 Layton Street.
The site and locality are shown on the following maps.
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PROPOSAL
The applicant seeks development approval for land division creating one additional allotment.
Proposed Allotment 1 will have an eleven (11) metre wide frontage to Layton Street, a depth of
45.72 metres, and a site area of 504 square metres. Proposed Allotment 2 will have a 9.42 metre
wide frontage to Layton Street, a depth of 45.72 metres, and a site area of 429 square metres.
There is an existing driveway to allow vehicle access to proposed Allotment 2. A single width
crossover satisfying the minimum offsets for verge features could be accommodated adjacent
proposed Allotment 1 as there is eight (8) metres between the stobie pole and existing street tree.
The swimming pool is proposed to be retained on proposed Allotment 1, and the proposed
boundaries of the land division take into account its location so to ensure that it does not encroach
into proposed Allotment 2. Given that the swimming pool is located to the rear of the subject land a
new dwelling could be sited appropriately and facilitated on the proposed allotment.
A copy of the plan of division is contained within Attachment 1.
PUBLIC NOTIFICATION
The application is a Category 1 form of development pursuant to Section 38 and Schedule 9 of the
Development Act and Regulations and Residential Zone, Procedural Matters.
REFERRALS
Internal
No internal referrals were conducted for this application as it is evident that an additional crossover
can be accommodated which will not impact on existing verge features. In addition, the subject
land is not located in a flood affected area, and therefore no additional stormwater or finished floor
level considerations will need to be taken into account.
External
Development Assessment Commission (DAC) and SA Water
Pursuant to Section 33 and Schedule 29(1) of the Development Act and Regulations, the
application was referred to SA Water by the Development Assessment Commission.
Neither DAC nor SA Water had any objections to the proposal, subject to several conditions being
added to any consent notice.
Full copies of the relevant reports are contained in Attachment 2.
ASSESSMENT
The subject land is located within the Residential Zone and more particularly Low Density Policy
Area 21 as described in the West Torrens Council Development Plan. The main provisions of the
Development Plan which relate to the proposed development are as follows:
General Section
Land Division
Orderly and Sustainable
Development
Residential Development
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Zone: Residential Zone
Desired Character Statement:
This zone will contain predominantly residential development. There may also be some smallscale 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
Principles of Development Control

1, 2, 3 & 4
1&5

Policy Area: Low Density Policy Area 21
Desired Character Statement:
This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).
There will be a denser allotment pattern and some alternative dwelling types, such as semidetached and row dwellings, close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage. In the area bounded by Henley
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and
the Linear Park will be complementary to existing dwellings through the incorporation of design
features such as pitched roofs, eaves and variation in the texture of building materials.
Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.
Objectives
Principles of Development Control
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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

ASSESSMENT

STANDARD

SITE AREA
Low Density Policy Area 21
PDC 4 (within 400m of
centre)

350m²(min.)

SITE FRONTAGE
Low Density Policy Area 21
PDC 4 (within 400m of
centre)

9m

ALLOTMENT AREA
Low Density Policy Area 21
PDC 6

420m²(min.)

ALLOTMENT FRONTAGE
Low Density Policy Area 21
PDC 6

12m

Allotment 1

Allotment 2

504m²

429 m²

Satisfies

Satisfies

11m

9.42m

Satisfies

Satisfies

504m²

429 m²

Satisfies

Satisfies

11m

9.42m

Does Not Satisfy
by 8.3%

Does Not Satisfy
by 21.5%

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:
Land Use and Zoning
Dwellings are envisaged within the Residential Zone and detached dwellings are envisaged
specifically within the policy area. The proposed allotments will be of a size that supports
residential redevelopment.
Land Division
Principle of Development Control (PDC) 6, Residential Zone, Low Density Policy Area 21 provides
that land division should create allotments with an area of greater than 420 square metres and a
minimum frontage width of 12 metres, other than where land division is combined with an
application for dwellings or follows an approval for dwellings on the site.
PDC 4 Residential Zone, Low Density Policy Area 21 provides that when a dwelling is located
within 400 metres of a Centre Zone it should have a minimum site area of 350 square metres and
a frontage to a public road of nine (9) metres.
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In this instance the subject land is located within 400 metres of two Centre Zones and if the
present application had been combined with an application for dwellings then the requirements of
PDC 4 would have been met.
It should be noted that within the Low Density Policy Area 21 the same allotment area and frontage
width is prescribed for each envisaged dwelling type. Therefore, a combined application for the
purpose of ensuring a specific dwelling type is built on the land is not necessary as the proposed
allotments will be a size and width which will accommodate any of the envisaged dwelling types
listed.
The proposed division still results in allotments which have an area and an appropriate frontage
width to support envisaged dwelling types of detached dwellings or semi-detached dwellings. The
proposal will contribute to the desired character by creating a greater number of housing
opportunities located in close proximity to Centre Zones.
SUMMARY
The subject land is located within 400 metres of a Centre Zone and, as such, the site areas and
frontage widths of the proposed allotments are considered to be appropriate within this specific
area. The development will result in allotments that are suitable to accommodate a detached
dwelling or semi-detached dwelling (an envisaged form of development within the zone and policy
area) which will be complimentary to the built form within 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 5 May 2016 and warrants
Development Plan Consent.
Attachments
1.
2.

Plan of Division
DAC & SA Water Referral
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101-105 Hardys Road, UNDERDALE

Application No

211/1546/2016

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Construction of sixteen (16) three-storey group dwellings
all with garages under main roof - Non-Complying

APPLICANT

Township Development Pty Ltd

APPLICATION NO

211/1546/2016

LODGEMENT DATE

19 December 2016

ZONE

Industry

APPLICATION TYPE

Non-Complying

PUBLIC NOTIFICATION

Category 3

REFERRALS

Internal
 City Assets

DEVELOPMENT PLAN
VERSION

5 May 2016

MEETING DATE

11 July 2017

RECOMMENDATION
The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993, resolves to GRANT Development Plan Consent for Application No. 211/1546/2016 by
Township Development to undertake the construction of sixteen (16) three-storey group dwellings
all with garages under main roof at 101-105 Hardys Road, Underdale (CT6161/341), subject to
CONCURRENCE from the Development Assessment Commission and 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 a stormwater scheme shall be designed in accordance with Australian Standards and
recognised engineering best practices to ensure that stormwater does not adversely affect any
adjoining property or public road and for this purpose stormwater drainage shall not at any
time:
a)
b)
c)
d)
e)

Result in the entry of water into a building; or
Affect the stability of a building; or
Create unhealthy or dangerous conditions on the site or within the building; or
Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or
public ways; or
Result in a total discharge of water from the entire site of more than 20 litres per second
for the site critical 20 year ARI storm event.

For this purpose, final stormwater and stormwater quality management details shall be
submitted to and approved by Council prior to, or at the time of, application for Building Rules
Consent.
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The following table outlines current recommended practice for the targeted improvement of
stormwater quality from new development of scale, as outlined in the State Government's
Water Sensitive Urban Design Policy - 2013, the targets being:
Parameter

Target

Reduction Litter /Gross Pollutant

90%

Reduction in Average Annual total
Suspended Solids (TSS)

80% *1

Reduction in Average Annual Total
Phosphorous (TP)

60% *1

Reduction in Average Annual Total Nitrogen
(TN)

45% *1

*1 - Reduction as compared to an equivalent catchment with no water quality management
controls
3.

That the finished floor levels of the proposed dwellings shall be as follows:
• Dwellings 1-3:
14.05
• Dwelling 4:
14.10
• Dwellings 5-7:
14.15
• Dwelling 8:
14.20
• Dwellings 9-10:
14.25
• Dwellings 11-16:
14.15

4.

That any stormwater connection through the road verge area shall satisfy the following
requirements:
• 100x50x2mm RHS galvanised steel, or
• 125x75x2mm RHS galvanised steel, or
• Multiples of the above.

5.

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. For this purpose
detailed design of the proposed gabion wall shall be submitted to Council to determine and
resolve any likely impact the wall may have on existing light poles along the boundary.

6.

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.

7.

That all dwellings within the site shall have their domestic waste collected by private
contractors.

8.

That driveway access into the property shall be located at a minimum of 1.0 metre from the
existing pram ramp and should be shaped such that they appropriately interact with and
accommodate existing verge features in front of the subject and adjacent properties.

9.

That any redundant crossover(s) shall be reinstated to the satisfaction of Council at full cost to
the developer.
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10. That the significant tree (Eucalyptus camaldulensis) adjoining the site shall be retained in its
entirety and protected with a Tree Protection Zone (TPZ) as follows:
• The TPZ radius from the centre of the trunk = 15m
• The TPZ area around the tree = 707m2
• The Structural Root Zone (SRZ) radius from the centre of the trunk = 4.3m
11. That protective fencing shall be erected between the tree and the development site (along the
property boundary) prior to any development activities occurring. The fence shall be erected in
accordance with the site plan and fencing guidelines detailed within the Tree Environs report
dated 12 July 2010.
12. That site preparation activities for levelling the site, trenching for footings and other services
shall remain outside of the TPZ. These activities shall proceed with caution under the
supervision of the project arborist, if permitted to occur within the TPZ. Site preparation
activities shall adhere to the guidelines detailed within the Tree Environs report dated 12 July
2010.
13.

That underground services shall remain outside of the TPZ. If they must pass through the
TPZ they must use alternate installation methods such as directional boring or manual
excavation and these activities shall adhere to the guidelines detailed within the Tree
Environs report dated 12 July 2010.

14.

That paving activities within the TPZ shall utilise a no-dig method and incorporate porous
materials to allow for the diffusion of gases and moisture between the root system and
atmosphere. All paving within the TPZ shall occur in accordance with the guidelines detailed
within the Tree Environs report dated 12 July 2010.

15.

That all landscaping activities within the TPZ shall avoid disturbance of the tree’s root
system. All landscaping within the TPZ shall occur in accordance with the guidelines detailed
within the Tree Environs report dated 12 July 2010.

16.

That all boundary fencing within the TPZ shall use panels on a post and rail system with no
continuous trenching.

17.

That a detailed landscape plan shall be submitted to and approved by Council prior to or at
the time of application for Building Rules Consent.

18.

Council requires one business days' notice of the following stages of building work:
• Commencement of building work on site
• Commencement of placement of any structural concrete
• Completion of wall and roof framing prior to the installation of linings
• Completion of building work.

BACKGROUND
The Development Assessment Panel at its meeting held on 10 April 2012 resolved to GRANT
consent to an application submitted by Township Developments Pty Ltd for the demolition of an
existing warehouse and construction of five (5) two-storey group dwellings and one (1) two-storey
residential flat building containing three (3) dwellings at 101-105 Hardys Road, Underdale, subject
to the concurrence of the Development Assessment Commission and a number of conditions.
The Development Assessment Commission's concurrence was received and formal consent was
issued on 16 August 2012. Consent was subsequently granted on 3 April 2014 to an application to
vary the authorisation previously given, including an additional dwelling to the residential flat
building.
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As part of the development process Council sought to extend the shared use path known as the
River Torrens Linear Park between Hardys Road and Chatswood Grove, Underdale, which
required a portion of the subject land.
This was successfully negotiated in March 2015. As part of the proposed development the
developer agreed to vest Reserve Land in Council. Works on the extended path were completed
towards the latter half of 2014.
Council is advised that the Applicant has not pursued the consent granted as subsequent market
feedback, following lack of sales, indicated that the form and configuration of the dwellings was not
in line with the market's expectations for the locality.
PREVIOUS OR RELATED APPLICATION(S)
•
•
•

•

211/996/2010 - Demolition of an existing warehouse and construction of five (5) two-storey
group dwellings and one (1) two-storey residential flat building containing three (3)
dwellings - DPC Granted 16 August 2012
211/867/2014 - Torrens Title Land Division, DAC 211/D101/14, Create nine (9) residential
allotments - Approval Granted 6 March 2015
211/996/2010/A - Demolition of an existing warehouse and construction of five (5) twostorey group dwellings and one (1) two-storey residential flat building containing three (3)
dwellings - Variation to an authorisation previously granted - Various minor changes and
the inclusion of an additional dwelling to the residential flat building - DPC Granted 3 April
2014
211/136/2016 - Construction of four (4) three storey residential flat buildings totalling 20
dwellings all with garages under the main roof - DPC Refused 8 November 2016

SITE AND LOCALITY
The subject site is irregular shaped vacant land, located at the northwestern extremity of Hardys
Road, has a frontage of 49.87 metres to Hardys Road and 98.65 metres to the River Torrens
Linear Park and an area of 2722m².
The locality has a mixed character. The land to the north and west of the subject land is zoned
Open Space and forms part of the River Torrens Linear Park. The lands on the northern side of the
River Torrens, opposite the subject land, are within the City of Charles Sturt, zoned for residential
purposes and include single and two-storey dwellings.
The lands to the southwest of the subject land, being Chatswood Grove and Primrose Court, are
within the Residential Zone and, more particularly, Medium Density Policy Area 19. These
properties are primarily single-storey dwellings on relatively large allotments, capable of
redevelopment at medium density.
The lands to the south of Chatswood Grove and opposite the subject land on the eastern side of
Hardys Road are zoned Industry and include a mix of light industrial and warehouse uses.
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PROPOSAL
It is proposed to erect and complete sixteen (16) group dwellings, ten (10) fronting the Linear Park
and six (6) adjacent to Hardys Road.
The dwellings fronting the Linear Park comprise:
• Double garage, entry foyer, storeroom, laundry and guest room/ office at ground level;
• Open kitchen, lounge and dining area at first floor level;
• Bedrooms and rumpus room at second floor level.
The dwellings adjacent Hardys Road comprise:
• Garage, laundry and guest room/office at ground level;
• Open kitchen, lounge and dining area at first floor level;
• Bedroom/study at second floor level.
The site will be extensively landscaped.
The application documentation forms Attachment 1.

NON-COMPLYING
The application is for a non-complying form of development as dwellings are listed as noncomplying in the Industry Zone. Should the Panel resolve to approve the application then the
concurrence of the Development Assessment commission is required. Alternatively, should the
Panel refuse the application, no rights of appeal are afforded to the Applicant.
PUBLIC NOTIFICATION
The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of the
Development Act and Development Regulations and the Procedural Matters, Zone Section,
Industry Zone of the West Torrens Council Development Plan.
Properties notified:

Fifteen (15) properties were notified during the public
notification process.

Representations:

Two (2) representations were received.
NOTE: An out-of-time representation was received from Michael
Wohlstadt - Planning Advisory Services, acting on behalf of
Plastico, the occupiers of 60-66 Ashwin Parade. Mr Wohlstadt
reiterated previous concerns regarding the non-complying
nature of the proposed development. As a matter of law, this
representation cannot be taken into consideration.

Persons wishing to be
heard:

None of the representors identified that they wished to address
the Panel.

Summary of
Representations:

Concerns were raised regarding the following matters:
• Future residents will complain about noise from existing
commercial/industrial activities;
• Traffic and parking implications;
• Rubbish collection;
• Non-complying nature of the 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
City Assets' concerns have been addressed.
External
No external agency referrals were required.
ASSESSMENT
The subject land is located within the Industry 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
Crime Prevention

Design and Appearance

Energy Efficiency
Hazards
Interface between Land Uses
Orderly and Sustainable
Development
Regulated Trees

Residential Development

Significant Trees

Transportation and Access

Objectives
1
Principles of Development Control 1, 2, 3, 4, 5, 6, 7, 8 & 10
Objectives
1&2
1, 2, 3, 4, 5, 9, 10, 11, 12,
Principles of Development Control 13, 14, 15, 16, 17, 18, 19,
20, 21, 22, 23 & 24
Objectives
1&2
Principles of Development Control 1, 2, 3 & 4
Objectives
1, 2, 4, 7, 8, 9 & 10
Principles of Development Control 1, 2, 3, 13, 14 & 15
Objectives
1&2
Principles of Development Control 1, 2, 4 & 5
Objectives
1, 2, 3, 4 & 5
Principles of Development Control 1, 3, 4, 5, 6, 7 & 8
Objectives
1&2
Principles of Development Control 1, 2 & 3
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
Objectives
1&2
Principles of Development Control 1, 2, 3 & 4
Objectives
2
Principles of Development Control 1, 2, 4, 8, 9, 10, 11, 16,
17, 18, 19, 20, 21, 22, 23,
24, 25, 31, 32, 33, 34, 35,
36, 37, 38, 39, 40, 41, 42
& 43

Zone: Industry Zone
Objectives
Principles of Development Control
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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

No provision

170m² (average)

SITE FRONTAGE

15m

49.87m
Satisfies

SITE COVERAGE

No provision

42.9%

STREET SETBACK

No provision

Between 1.55m and 3.06m

SIDE/REAR SETBACKS

No provision

Dwellings 1-4 and Dwellings
5-10 will be set back 2.62m
and 1.48m respectively from
the Linear Park.
Dwelling 10 will be set back
between 0.8m and 1.48m
from the Linear Park.
Dwellings 11-16 will be set
back 5.49m from southern
boundary, Dwelling 10 will be
set back 3.67m from this
boundary.

PRIVATE OPEN SPACE
General Section - Residential
Development
PDC 19

24m²

Dwellings 1-10: 26m² - 51m²
Dwelling 11:
51.7m²
Dwellings 12-15: 36.6m²
Dwelling 16:
40m²
Satisfied

CARPARKING SPACES
Module: Table WeTo/2
Off-street Vehicle Parking
requirements

36 car-parking spaces
required

STORAGE
General Section - Residential
Development PDC 31

8m3

38 provided
Satisfied

Dwellings 1-10: 16m3
Dwellings 11-15: 10.75m3
Satisfied
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QUALITATIVE ASSESSMENT
In this instance it is considered that the key issues to be considered and determined are:
o
o
o
o
o
o
o

Land Use and Zoning
Interface Between Land Uses
Design and Appearance
Regulated/Significant trees
Transportation and Access
Land Contamination
Private Open Space

A detailed and comprehensive Statement of Effect and supporting documentation accompanies the
application. It is not necessary to rehearse such detail here but suffice to say that Council's
Administration is in support of its general intent.
Land Use and Zoning
It may validly be held that the "die was cast" when the original consent was granted. At the time,
the land use question was considered and it was determined that, due to its location, the land was
suitable for residential purposes.
In fact, Council has been investigating the potential or otherwise of rezoning the Underdale and
Torrensville Industry Zone to facilitate medium density residential development since 2008. To this
end, a number of studies have been carried out, including the West Torrens Residential and
Industrial Interface Study and Economic and Land Use Analysis, culminating in the preparation of
the Underdale and Torrensville Urban Renewal Development Plan Amendment which was
endorsed for public consultation by Council at its meeting held on 20 June 2017.
The subject site has been identified as being suitable for medium density residential development.
Interface between Land Uses
The Development Plan seeks to minimise any adverse impact and conflict between land uses.
The surrounding land uses in the industrial zoned land, albeit commercial/industrial in nature, are
somewhat benign and low impacting. They do not generate excessive impacts such as noise, dust,
fumes, odours or the like that may be expected in more heavily industrialised areas.
The subject land is located at the edge of the Industry Zone adjacent to residential development
and open space. The design and siting of the proposed development will minimise any adverse
impact and conflict between land uses.
An Environmental Noise Assessment prepared by Sonus Pty Ltd accompanies the application. The
report concludes that subject to certain acoustic treatments being met, an adequate level of
amenity for the proposed dwellings, whilst protecting the continuation of the lawfully existing
industrial land uses, will be attained.
Design and Appearance
The scheme creates a modern development which takes full advantage of the aspect and prospect
offered by the site and its setting. It is considered that the completed development will create an
appropriate presentation and design response to both Hardys Road and the Linear Park.
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Principles of Development Control 25 and 26, General Section, Design and Appearance, provide
that:
PDC 25 Buildings and structures should be set back a minimum of 8 metres from the
boundary of the Open Space Zone plus an additional 1 metre for every metre of vertical
wall height above 5 metres.
PDC 26 Development should not impair, disfigure, interfere with or detrimentally affect the
amenity, aesthetic appearance or scenic beauty of:
(a) the River Torrens
(b) land within 60 metres of either side of the River Torrens
(c) the landscape visible from the River Torrens.
Whilst it is acknowledged that the Open Space Zone quantitative setback provision has not been
met it is considered that the proposed development will not impair, disfigure, interfere with or
detrimentally affect the amenity, aesthetic appearance or scenic beauty of the River Torrens and
the Linear Park.
These are industry standards that recommend orientating medium to high density residential
housing to face and front out to linear parks to improve passive surveillance.
The present proposal achieves this standard.
Regulated / Significant trees
There is a large Eucalyptus camaldulensis (River Red Gum) adjacent to the site at the culmination
of Hardys Road. A number of tree protection conditions are recommended.
Transportation and Access
A Traffic Impact Assessment prepared by GTA Consultants accompanies the application. The
report concludes that the traffic management measures proposed are appropriate, in certain
respects exceeding the requirements of the Development Plan, and the existing road network is
capable of accommodating the proposed development in a safe and convenient manner.
It is also noted that each dwelling will be provided with a wall-mounted bicycle storage device.
Land Contamination
A report by qualified environmental engineers, FMG, formed part of the original proposal. The
report concluded that, based on the intrusive soil investigation program carried out, no
contamination issues were identified that would pose any limitations for residential use of the land.
Private Open Space
The dwellings are basically designed to provide upper level living. In these circumstances it is
considered appropriate that the open space requirements, PDC 20, General Section - Residential
Development apply. The proposal meets the recommended private open space requirements.
The proposal provides relatively large areas of communal open space and the benefits and
attributes of the River Torrens Linear Park are readily and directly accessible from the subject land.
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SUMMARY
The present proposal has addressed all the reasons for refusal of the previous application in that
the land use interface issues, lack of private open space, dwelling density and insufficient car
parking have all been satisfied.
It is also interesting to note that the proposed development meets the recommended qualitative
and quantitative provisions of the Development Plan Amendment endorsed by Council for public
consultation.
Having regard to the nature of the site, its historical and factual context and the relevant provisions
of the West Torrens Council Development Plan it is considered that the proposed development is
not seriously at variance with the provisions of the Development Plan and is an appropriate form of
development that has due regard to its neighbours.
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.
2.

Proposal plans and documentation
Representations and Response
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5 Ramsey Street, NETLEY

Application No

211/275/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Construction of a single storey detached dwelling with
verandah and double garage under main roof

APPLICANT

Taj Homes

APPLICATION NO

211/275/2017

LODGEMENT DATE

9 March 2017

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 20

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
 City Works (Amenity Officer) - Street tree
External
 Nil

DEVELOPMENT PLAN
VERSION

5 May 2016

MEETING DATE

11 July 2017

RECOMMENDATION
The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993 resolves to REFUSE Development Approval for Application No. 211/275/2017 by Taj
Homes for the construction of a single storey detached dwelling with verandah and double garage
under main roof at 5 Ramsey Street, Netley (CT 6041/38) for the following reasons:
1.

The proposed development is contrary to
 Design and Appearance Council Wide Objectives 1
Reason: The proposal does not exhibit a high design standard that reinforces the positive
aspects of the local environment


Residential Development Principle of Development Control 16
Reason: The proposal will largely be dominated by garaging, which will not have a
positive visual impact on the streetscape.



Crime Prevention Principle of Development Control 2 & Residential Development Principle
of Development Control 7
Reason: The dwelling design does not include a living area or habitable room with an
external outlook to the public street, reducing casual surveillance.

BACKGROUND
The development proposal is presented to the Development Assessment Panel (DAP) for the
following reason:
•
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PREVIOUS OR RELATED APPLICATION(S)
Nil
SITE AND LOCALITY
The subject land is formally known as Allotment 23 Deposited Plan 81612 in the area named
Netley, Hundred of Adelaide, Certificate of Title Volume 6041 and Folio 38, but is more commonly
known as 5 Ramsey Street, Netley. The subject land is an irregular shaped allotment with a 9.41
metre street frontage and a total site area of 344 square metres.
Whilst the address of the subject land suggests the allotment fronts Ramsey Street it is actually
located with more of a frontage to Lilac Place. The allotment is on the northern side of Ramsey
Street and is located just off of the intersection of Ramsey Street and Lilac Place. The subject land
is approximately 251 metres walking distance north-west from the arterial road, Marion Road.
Currently the subject land is vacant and its creation was a result of the subdivision of the parent
title (CT 5208/992) approved in 2008 (Development Application 211/1066/2008). There is one
mature Queensland Brush Box street tree in the verge area adjacent the subject land.
The locality is comprised of residential development in the form of single storey detached
dwellings. There is no consistent dwelling style established within the locality.
The locality and site is shown on the maps below.

Page 150

Item 6.5

Development Assessment Panel Agenda

Page 151

11 July 2017

Item 6.5

Development Assessment Panel Agenda

Page 152

11 July 2017

Item 6.5

Development Assessment Panel Agenda

11 July 2017

PROPOSAL
The proposed development involves the construction of a single storey detached dwelling, with a
double garage and two verandahs under the main roof. The dwelling contains an open plan
living/dining and kitchen area, three bedrooms, one with an ensuite and walk in wardrobe, a
separate bathroom, study and a laundry.
The design and appearance of the building includes a mixture of different modern elements such
as rendered parapet, porch over the entrance with skillion roof, and a combination of different
textures, materials and finishes, for example stone cladding, render, timber slats.
A copy of the plans and details are 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.
REFERRALS
Internal
•

City Works (Amenity Officer) - Street Tree Impact

City Works would support the application only if the crossover and stormwater connection through
the street would meet the minimum two (2) metre offset from the street tree. Initially the proposal
did not satisfy the minimum offsets, however, the proposal has since been amended and there are
now no outstanding concerns with the current proposal.
External
Nil
ASSESSMENT
The subject land is located within the Residential Zone, and more specifically within the 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
Crime Prevention
Design and Appearance
Energy Efficiency
Infrastructure
Landscaping, Fences and
Walls
Orderly and Sustainable
Development
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Objectives
1
Principles of Development Control 1, 2, 3 & 8
Objectives
1
1, 2, 3, 4, 9, 12, 13, 14,
Principles of Development Control
15, 21 & 22
Objectives
1&2
Principles of Development Control 1, 2 & 3
Objectives
3
Principles of Development Control 1, 4, 5, 6 & 8
Objectives
1
Principles of Development Control 1, 2, 3 & 4
Objectives
1, 2, 3, 4 & 5
Principles of Development Control 1, 3 & 7
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Transportation and Access

11 July 2017

Objectives
1, 2 & 4
Principles of Development Control 1, 3, 4, 5, 7, 8, 9, 10, 11,
12, 13, 14, 15, 16, 18, 19,
20, 21, 28, 29 & 31
Objectives
2
Principles of Development Control 23, 24, 25, 30, 34, 35 &
44

Zone: Residential Zone
Desired Character Statement:
"This zone will contain predominantly residential development. There may also be some smallscale 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
Principles of Development Control

1, 2, 3 & 4
1, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13 & 14

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
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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
Low Density Policy Area 20
PDC 4

300sqm

349sqm

SITE FRONTAGE
Low Density Policy Area 20
PDC 4

9m

PRIMARY STREET SETBACK
Residential Zone
PDC 8

SIDE/REAR SETBACKS
Residential Zone
PDC 11

Satisfies

9.41m
Satisfies

Same as one of the adjacent
buildings
(6m)

Side
0/1m

6m
Satisfies

East - 1.1m - 1.9m
West - garage on boundary 1.1m
Satisfies

Rear
3m

4m
Satisfies

BUILDING HEIGHT
Residential Zone
PDC 6

2 storeys or 6m

Satisfies

INTERNAL FLOOR AREA
Residential Development
PDC 9

3+ Bedroom, 100m² (min.)

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.
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Single storey

145m²
Satisfies

66m² (total)
2.8m (min. dimension)
66m² (accessed from
habitable room)

Partially Satisfies
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CARPARKING SPACES
Transportation and Access
PDC 34

11 July 2017

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

4 spaces provided
(2 covered)
Satisfies

STORAGE
Residential Development
PDC 30

8m3 (min)

Not detailed

LANDSCAPING
Landscaping, Fences and Walls
PDC4

Min 10%

Not detailed

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:
Design and Appearance
The dwelling style within the locality is not homogenous and therefore the proposed dwelling will
not present any incompatibility with the established built form with regards to this aspect of the
development (Residential Development, Principle of Development Control (PDC) 4). However, an
element of the proposed dwelling that is not compatible with the dwellings along the streetscape
and the Development Plan is the garage.
The garage element of the dwelling is contrary to the following provision of the Development Plan:
•

Residential Development, PDC 16,

"Garages, carports and residential outbuildings should not dominate the streetscape and not
adversely impact on the safety of road users and pedestrians, and be designed within the following
parameters:
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The proposed dwelling will have a garage which has an opening width that is greater than 50% of
the allotment frontage width. The total door width for each allotment is 4.8 metres and half of the
allotment frontage width is 4.7 metres. Whilst this deficiency is not large and the expanse of the
garage is broken up by a pillar between the doors, it is still considered to be a dominant feature
given that the total width of the garage component (not just the panel lift doors) comprises 61% of
the entire width of the allotment and the remainder of the front façade only comprises 26%. The
garage also appears as the dominant feature as the design highlights this component by
separating it from the entrance portion, having two different roof forms over the garage and
entrance areas and including a wide parapet around the edge of the garage component.
Whilst the style of dwellings within the locality is varied, the majority of the dwellings have wide
facades given that the respective allotments are also wide, so although there are some dwellings
within the locality that have double garages, for example, 5 Lilac Place, and 20 Fletcher Street,
there is no garage dominance given that the dwelling façade and garage widths are well balanced.
In this instance subject land is narrow so this balance is difficult to achieve. The proposed dwelling
would be the first within the locality to have a double garage on a narrow allotment.
In addition, to accommodate the double garage only an entranceway and not a habitable room
facing the public street could be established. The Floor Plan indicates that this area is a Lounge
Room, however, the dimensions of the room may suggest that this area would more than likely
simply be used as an entranceway. The Development Plan encourages residential development to
be designed to ensure that living rooms have an external outlook, which helps discourage crime by
providing casual surveillance (Residential Development PDC 7 & Crime Prevention, PDC 2). In this
instance the inclusion of the double garage does not enable these PDC's to be adequately
facilitated.
Private Open Space
The proposed development presents a partial deficiency of Residential Development PDC 19 with
regards to private open space. The total area of private open space (66 square metres) is greater
than the minimum amount required for the allotment, however, the minimum dimension of the
western portion is less than 4 metres. The deficiency of the minimum dimension is not considered
to be detrimental to the proposal for the following reasons:
•
•
•
•
•
•

The minimum dimension of 2.8 metres still results in an area that is useable;
The portion of private open space that has the minimum dimesnion of 2.8 metres makes up
less than 35% of the total private open space;
Both areas of private open space are joined and are overall a useable size and shape;
It is located at the side and rear of the subject land to maintain privacy;
It is accessible from a main living area;
It is exclusive of areas of driveways, outbuildings, bin storage areas and the like.

In addition, the subject land is located approximately 154 metres east of Beare Avenue Reserve, a
large area of public open space, which will be useable for the occupiers for leisure (Residential
Development, PDC18).
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Landscaping and Domestic Storage
The application is absent of any landscaping and domestic storage detail. It is evident that at least
10% of the site could be landscaped, as for example if the rear section of the private open space
was landscaped that would amount to 12% of the site (Landscaping, Fences and Walls PDC 4). If
approval for the application was granted, a condition of consent to provide a landscaping plan
could be established.
Whilst the site does not specifically label areas of domestic storage, the site includes a sufficient
amount. Given that the site provides 4 off street parking spaces when only 2 is required, potentially
one half of the garage could be utilised as domestic storage without resulting in a parking
deficiency.
SUMMARY
The proposed development is an envisaged form of development within the Residential Zone and
Low Density Policy Area 20, and is mostly an orderly and functional development. However,
garage width and dominance is considered to be contrary to the Development Plan policy with
regard to visual amenity. Furthermore, the inclusion of a double garage reduces the opportunity for
casual surveillance of the public street.
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 5 May 2016 and does
not warrant Development Plan Consent.
Attachments
1.

Plans & Details
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294 Marion Road, NETLEY

Application No

211/557/2016

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Installation of non-illuminated signage attached to the
existing building and canopy and a freestanding
illuminated pylon sign - NON-COMPLYING

APPLICANT

Andrash Pty Ltd

APPLICATION NO

211/557/2016

LODGEMENT DATE

23 May 2016

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 20

APPLICATION TYPE

Non-complying

PUBLIC NOTIFICATION

Category 3

REFERRALS

Internal
 Nil
External
 Nil

DEVELOPMENT PLAN
VERSION

5 May 2016

MEETING DATE

11 July 2017

RECOMMENDATION
The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993 resolves to GRANT Development Plan Consent for Application No. 211/557/2016 by
Andrash Pty Ltd to undertake the installation of non-illuminated signage attached to the existing
building and canopy and a freestanding illuminated pylon sign at 294 Marion Road, Netley
(CT5105/144) subject to the following conditions of consent and concurrence from the
Development Assessment Commission (and any subsequent or amended condition that may be
required as a result of the consideration of reserved matters under Section 33(3) of the
Development Act):
1.

That the development shall be undertaken and completed in accordance with the plans and
information stamped with Development Plan Consent on 11 July 2016 as detailed in this
application except where varied by any condition(s) listed below.

2.

That the signs, herein approved, shall be maintained in good repair with all words and symbols
being clearly visible at all times.

3.

That the signs, herein approved, shall not move, flash, blink or rotate in any manner.

4.

That any illumination of the signs shall be such that no hazard, difficulty or discomfort is
caused to either approaching drivers on adjacent public roads or nuisance to adjoining
residents.
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Council requires one business day’s notice of the following stages of building work:
• Commencement of building work on site
• The commencement of placement of any structural concrete
• The completion of wall and roof framing prior to the installation of linings
• Completion of building work
Note:
When a building-owner gives notice for the commencement of building work, they shall
advise Council of the relevant person, (name, address and telephone number) who will
provide the Statement of Compliance required under regulation 83AB.The relevant person
must be:
• The licensed building contractor who performed the work, or
• A registered building work supervisor, private certifier or registered architect.

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

All applications for non-complying forms of development shall be assessed and determined
by the DAP.

PREVIOUS OR RELATED APPLICATION(S)
DA 211/1261/2016 - Construction of a canopy to existing petrol filling station - Granted
Development Approval 7 March 2017.
SITE AND LOCALITY
The subject land is formally described as Allotment 40 Filed Plan 2039 in the area named Netley
Hundred of Adelaide, but it is more commonly known as 294 Marion Road, Netley.
The subject site is located on the southwest corner of the intersection of Harvey Avenue and
Marion Road, directly adjacent the North Plympton Local Centre Zone. The Marion Road frontage,
which is the primary frontage, has a width of 38.10 metres, and the secondary street (Harvey
Avenue) frontage width is 34.44 metres. The total site area is 1533.42 square metres.
The locality includes both residential and commercial land uses in a residential policy area. The
properties within the locality that are on the western side of Marion Road as located within
Residential Zone, Low Density Policy Area 20 and the properties on the eastern side of Marion
Road are either within the Local Centre Zone or Residential Zone, Medium Density Policy Area 19.
Given that there are different zone and policy areas in close proximity to each other it makes for a
highly varied streetscape with no consistent built form. Some of the commercial uses within the
locality include a shop, office, pre-school and a service trade premises. Some of the dwelling types
within the locality include, detached dwellings (two storey and single storey), group dwellings and
residential flat buildings.
The site and locality are shown on the following maps.
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PROPOSAL
The applicant seeks Development Plan Consent for the following:
•

Remove two (2) existing pylon signs, one located in the northeast corner of the site, and the
other in the south east corner of the site. The sign north east of the site advertised the
prices of petrol sold on site and the name of the petrol filling station and associated
business, Coffee Station. The sign located south east of the site details the business
names of services offered on the site, such as Coffee Station and Pitstop Hand Wash.
Each of the signs measured approximately 4 meters in height from the natural ground level
and had a total area of 9.6 metres. The content was displayed on both sides of each pylon
sign;

•

Installation of one (1) pylon sign with partial internal illumination. The applicant seeks
retrospective approval for this sign as it has already been erected. This sign will advertise
the prices of petrol sold on the site and the business name of services offered on site, for
example, Coffee Station. The top of the sign will be internally illuminated and the numbers
of the petrol prices will be illuminated. The total height of the sign will be 6.7 metres from
the natural ground level and the total area will be 16.08 square metres. Advertising content
will be visible on both sides of the pylon sign;

•

Change of message painted on the parapet on the existing building, on the Harvey Street
and Marion Road elevation. Harvey Street elevation message changed from "Carwash and
Detailing" to "Eat + Drink". Marion Road elevation message changed from, "Eat + Drink +
Relax" to "Convenience".

•

Install three (3) attached advertisements to the existing building, which will display the
name of the petrol filling station. The size of each sign is approximately 1.8 square metres
(0.8m X 2.25m).

A copy of the proposal is contained in Attachment 1.

NON-COMPLYING
The application is a non-complying form of development, as advertising is listed as non-complying
within the Procedural Matters of the Residential Zone. The applicant has provided a Statement of
Effect pursuant to Regulation 17 of the Development Regulations 2008, refer Attachment 2.
Should the Panel resolve to approve the application, the concurrence of the Development
Assessment Commission is required. Alternatively, should the Panel refuse the application, no
appeal rights are afforded to the applicant.
Administration resolved, under delegation, to proceed with an assessment of the proposal. The
application is now presented for a decision.

PUBLIC NOTIFICATION
The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of the
Development Act and Regulations. Given that the proposed development is not listed as a form of
Category 1 or 2 development in Council's Development Plan or the Development Regulations
2008, it is then considered a Category 3 by default.
Properties notified:

40 properties were sent letters and an advertisement was
included in the newspaper (The Advertiser) to advise the
public of the application during the public notification process.

Representations:

0 representations were received.
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REFERRALS
Nil
ASSESSMENT
The subject land is located within the Residential Zone and more specifically within Low Density
Policy Area 20 as described in the West Torrens Council Development Plan. The main provisions
of the Development Plan which relate to the proposed development are as follows:
General Section
1, 2 & 3
1, 2, 4, 5, 6, 7, 8, 9, 10,
Principles of Development Control
11, 14, 15, 16 & 22
Objectives
1
Principles of Development Control 13
Objectives
1, 2, 3, 4 & 5
Principles of Development Control 1 & 3
Objectives
Advertisements
Design and Appearance
Orderly and Sustainable
Development
Zone: Residential Zone
Desired Character Statement:
"This zone will contain predominantly residential development. There may also be some smallscale 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
Principles of Development Control
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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
Principles of Development Control

1
1&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

ADVERTISEMENT AREA
ADVERTISEMENTS
PDC 8
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STANDARD

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

ASSESSMENT

Total amount of proposed
advertising on building
Approx. 13sqm = 19%
Satisfies
* Please note that this is an
approximate figure only as the
signage is comprised of
individual letters and symbols
and not a rectangular board
as is typical for most signage.
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QUALITATIVE ASSESSMENT
Visual Impact
In assessing the merits or otherwise of the application the proposed advertisement is considered to
be appropriate for the site, considering the existing land use of the site and the fact that it relates to
the use of the site, the locality, the total amount of advertising on site and the design and
appearance of the proposed advertising.
The existing land use is a petrol filling station with other amenities such as a car wash and shop.
As explained within the Proposal section of this report, there were previously two pylon signs that
existed on the site, and in addition to that, prior to the reconstruction of the canopy (as approved in
DA 211/1261/2016), the previous canopy included advertising on all sides, which displayed the
name of the petrol filling station. Therefore, the application will predominantly be for the
replacement of signage that previously existed on the site, and in fact reducing the amount by one.
The reduction of advertising on the site is considered to be favourable as it helps to avoid the site
becoming cluttered by advertising. (Advertisements Principle of Development Control (PDC) 2 &
16).
All of the advertisement proposed will contain content that is related to the existing use of the site
and no third party advertisements. The appearance will be coordinated in terms of colour and
messages, and the message will be simplified and clear, as for example each advertisement or
section of the advertisement in regards to the pylon sign will only contain one or two words
(Advertisements PDC 1 & 11).
The subject land being located adjacent an arterial road and in close proximity to another nonresidential zone is within a locality containing eclectic land uses, which signage can reasonably be
expected. In this locality, the proportions of the pylon sign are not considered to be dominating,
and will be complementary to the commercial and residential nature of the locality (Advertisements
PDC 1 & 16).
Safety
The design and placement of the advertising will not impair the safety of road uses, pedestrians or
diminish the amenity of surrounding residential properties.
The design does not include any component that will not move, flash, blink or rotate, which may be
seen to cause driver distraction or be disturbing to pedestrians and residents. The proposal will not
include the installation of any advertisement on or over a road or footpath, and the subject land is
not in close proximity to any traffic signals. Furthermore, the subject land is not adjacent to an
arterial road that is permitted the speed 80km/h or more. The speed limit of Marion Road is 60km/h
(Advertisements PDC 14, 15 & 22).
As only a moderate component of the proposed signage will incorporate an illuminated display it is
considered that any light spill resulting from the sign will not be such that it will detrimentally affect
the amenity of nearby residential premises which are located a minimum of 20 metres from the
location of the proposed signage. In addition, the LED display on the proposed freestanding sign is
intended only to display the current fuel price, and the internally illuminated portion will be for
highlighting the business name, both components which will not be frequently changed
(Advertisements PDC 14).
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SUMMARY
While advertisements are generally discouraged within the Residential Zone, the proposed signage
is ancillary to an existing non-residential use and will not result in any unreasonable impacts upon
the owners or occupiers of residential premises within the locality. The proposed sign is of a size
that is compatible with the site of the development and is not entirely at odds with the streetscape
character given that Marion Road is a secondary arterial road and within close proximity to existing
commercial 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 5 May 2016 and warrants
Development Plan Consent.
Attachments
1.
2.

Plans and Details
Statement of Effect
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CONFIDENTIAL REPORTS OF THE CHIEF EXECUTIVE OFFICER

7.1

23A Rowells Road, LOCKLEYS

Application No.

11 July 2017

211/1008/2015/C

Reason for Confidentiality
It is recommended that this Report be considered in CONFIDENCE in accordance with Section
56A(12)(a) (vii) of the Development Act 1993, which permits the meeting to be closed to the public
for business relating to the following:
(vii)

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

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 Development 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 Development Assessment
Panel orders pursuant to Section 56A(12)(a) of the Development Act 1993, that the public,
with the exception of the Chief Executive Officer, members of the Executive and
Management Teams, 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 Chief Executive Officer.

2.

At the completion of the confidential session the meeting be re-opened to the public.
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57 McArthur Avenue, PLYMPTON

Application No.

211/1420/2016

Reason for Confidentiality
It is recommended that this Report be considered in CONFIDENCE in accordance with Section
56A(12)(a) (vii) of the Development Act 1993, which permits the meeting to be closed to the public
for business relating to the following:
(vii)

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

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 Development 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 Development Assessment
Panel orders pursuant to Section 56A(12)(a) of the Development Act 1993, that the public,
with the exception of the Chief Executive Officer, members of the Executive and
Management Teams, 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 Chief Executive Officer.

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 Court Appeals

Brief
Monthly statistics are provided for the information of the Panel in relation to:
1.
2.

any matters being referred to the Development Assessment Commission (DAC); and
any planning appeals before the Environment, Resources and Development Court (ERDC)
and their status.

RECOMMENDATION
The Development Assessment Panel receive and note the information.

The current status is listed as follows:
Matters pending determination by DAC
Reason for
referral
Section 49

DA number

Address

Description of development

211/722/2016

Lot 2 West Beach Road,
WEST BEACH

Change of use to function
room

Schedule 10

211/136/2015

134-136 Anzac Highway,
GLANDORE

On The Run redevelopment

Section 49

211/1155/2012/A

Lot 2 West Beach Road,
WEST BEACH

Amendment to condition
regarding lighting

Section 49

211/347/2017

Lot 52 Military Road,
WEST BEACH

Addition to tourist
accommodation

Section 49

211/54/2017

370 South Road,
RICHMOND

Permanent storage of five
shipping containers

Section 49

211/370/2017

11-13 Desmond Avenue,
MARLESTON

Change of use to distribution
facility

Section 49

211/504/2017

Lot 2 West Beach Road,
WEST BEACH

Installation of two
grandstands and one viewing
platform

Section 49

211/507/2017

Lot 2 West Beach Road,
WEST BEACH

Installation of two
transportable cabins

Section 49

211/586/2017

Lot 14 Richmond Road,
KESWICK TERMINAL

Removal of two regulated
trees

Section 49

211/698/2017

Lot 12 Richmond Road,
KESWICK TERMINAL

Construction of an
outbuilding for storage
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Development Application appeals before the ERDC
DA Number

Address

Reason for Appeal

Description of
Development
Retirement village

Status

211/476/2015/2
&
211/476/2015/3

452 Henley
Beach Road,
LOCKLEYS

Applicant appealed
DAP refusal

211/1500/2015

8 Packard
Street, NORTH
PLYMPTON

Applicant appealed
DAP refusal

Construct a
residential flat
building containing
six dwellings

Conciliation
Plan pending

211/486/2016

24 Garfield
Avenue,
KURRALTA
PARK

Applicant appealed
DAP refusal

Construct a
residential flat
building containing
seven dwellings

Finalisation
of
compromise
pending

211/1166/2016

12 Lowry Street,
FULHAM

Applicant appealed
DAP refusal

Land division &
two dwellings

Finalised

211/1215/2016

21 Bickford
Street,
RICHMOND

Applicant appealed
DAP refusal

Reg Tree removal

Withdrawn

211/1079/2016
211/1295/2016

6 Kimber
Terrace,
KURRALTA
PARK

Applicant appealed
DAP refusal

Construct a
residential flat
building containing
FOUR dwellings

Finalisation
of
compromise
pending

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

Applicant appealed
DAP refusal

Amendment to
semi-detached
dwelling

Compromise
plans
presented to
July DAP
Meeting

211/1420/2016

57 McArthur
Avenue,
KURRALTA
PARK

Applicant appealed
DAP refusal

Construct a
residential flat
building containing
four dwellings

Compromise
plans
presented to
July DAP
Meeting

211/271/2017

23 White
Avenue,
LOCKLEYS

Applicant appealed
DAP refusal

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

Preliminary
Conference
Pending

Hearing 1517 May 2017

SUMMARY
The information requested by the Panel has been provided for information purposes.
Attachments
Nil
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