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, 13 JUNE 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

4 CONFIRMATION OF MINUTES
RECOMMENDATION

That the Minutes of the meeting of the Development Assessment Panel held on 9 May 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
16 Herbert Road, ASHFORD

6.1

Application No

211/115/2017 & 211/1451/2016

Appearing before the Panel will be:

Representors:

appear in support of the representation.

John Woodward on behalf of Stephen Evans of 2/63 Farnham Road wishes to

John Keelan of 14 Herbert Road wishes to appear in support of the
representation.

Applicant/s

Adam Williams of Access Planning Pty Ltd and Yong Guo of Yogo Design and

Consulting Pty Ltd both wish to appear to respond to representations.

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT Land division - Community Title; | Construction of a two storey
PROPOSAL DAC No. 211/C006/17 (Unique | residential flat building
ID 56868); Create three(3) comprising four (4) dwellings
additional allotments and the demolition of all existing
structures
APPLICANT Y Guo Yogo Design & Consulting Pty
Ltd
APPLICATION NO 211/115/2017 211/1451/2016

LODGEMENT DATE

2 February 2017

28 November 2016

VERSION

ZONE Residential Zone Residential Zone
POLICY AREA Medium Density Policy Area 18 | Medium Density Policy Area 18
APPLICATION TYPE Merit Merit
PUBLIC NOTIFICATION Category 1 Category 2
REFERRALS Internal Internal
= Nil (Referred land use to City | = City Assets (Civil Engineer
Assets) = City Works (Amenity Officer)
External External
= Development Assessment = Nil
Commission (DAC)
=  SA Water
DEVELOPMENT PLAN 5 May 2016 5 May 2016

MEETING DATE

13 June 2017

13 June 2017

Page 2
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RECOMMENDATION 1

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. 211/115/2017 by
Y.Guo to undertake Land division - Community Title; DAC No. 211/C006/17 (Unique ID 56868);
create three(3) additional allotments at 16 Herbert Road, Ashford (CT5528/407) 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 State Surveys relating
to Development Application No. 211/115/2017 (DAC 211/C006/17).

LAND DIVISION CONSENT
Council Conditions

1. Prior to the issue of clearance to this division, existing structures must be removed from the
proposed allotments.

Development Assessment Commission Conditions

2. Payment of $20,028 into the Planning and Development Fund (3 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, at Ground Floor, 101 Grenfell Street, Adelaide.

3. The financial requirements of the SA Water Corporation shall be met for the provision of water
and sewerage services (SA Water H0054938).

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

4. The financial requirements of SA Water shall be met for the provision of water supply and
sewerage services. Subject to our new process, on receipt of the developer details and site
specifications an investigation will be carried out to determine if the connections to your
development will be standard or non-standard fees. The alteration of internal drains to the
satisfaction of SA Water is required. On approval of the application, all internal water piping
that crosses the allotment boundaries must be severed or redirected at the developers/owners
cost to ensure that the pipework relating to each allotment is contained within its boundaries.

RECOMMENDATION 2

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. 211/1451/2016 by
Yogo Design & Consulting Pty Ltd to undertake the construction of a two storey residential flat
building comprising four (4) dwellings and the demolition of all existing structures at 16 Herbert
Road, Ashford (CT5528/407) 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 1993):

Page 3 Iltem 6.1
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Reserved Matters:

The following information shall be submitted for further assessment and approval by the City of
West Torrens as reserved matters under Section 33(3) of the Development Act 1993:

1. Evidence of 8m? of Domestic storage shall be provided for each proposed dwelling.
Council Conditions

1. That the development shall be undertaken and completed in accordance with the plans and
information stamped with Development Plan Consent on 13 June 2017 as detailed in this
application except where varied by any condition(s) listed below.

2. That all stormwater design and construction will be in accordance with Australian Standards
and recognised engineering best practices to ensure that stormwater does not adversely affect
any adjoining property or public road and for this purpose stormwater drainage will not at any
time:-

a) Resultin the entry of water into a building; or

b) Affect the stability of a building; or

c) Create unhealthy or dangerous conditions on the site or within the building; or

d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or
public ways.

3. That any retaining walls will be designed to accepted engineering standards, and not of timber
construction if retaining a difference in ground level exceeding 200mm.

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

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

6. That the upper level windows which are designated to be obscured shall be installed prior to
occupation of the dwellings and the glazing in these windows shall be maintained in a
reasonable condition at all times.

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

BACKGROUND

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

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

PREVIOUS OR RELATED APPLICATION(S)

Nil

Page 4 Iltem 6.1



Development Assessment Panel Agenda 13 June 2017

SITE AND LOCALITY

The subject land is described as Allotment 40 Deposited Plan 2945 in the area named Ashford
Hundred of Adelaide, as contained in Certificate of Title Volume 5528 Folio 407. The land is more
commonly known as 16 Herbert Road, Ashford.

The subject land is a rectangular shaped allotment of 892m?2 in area, located on the western side of
Herbert Road, just south of the Syme Street and Herbert Road intersection. The land has a street
frontage of 18.288m and depth of 48.77m. The land currently contains a contemporary 1970's style
dwelling, with dwelling additions to the rear, outbuilding, carport and swimming pool.

There is one mature street tree (Flowering Gum) and a stobie pole adjacent the subject site within
the verge. Currently vehicle access to the land is gained via two (2) existing crossovers, one of
which is a double width and the other is single width.

The subject land is located within the Residential Zone, and more specifically Medium Density
Policy Area 18. The land is located directly adjacent the Urban Corridor Zone (Boulevard Policy
Area 34), and the rear boundary abuts the Residential Zone, Ashford Character Policy Area 22.

The existing locality consists primarily of residential uses that vary in type and building era, making
for an eclectic land pattern and streetscape. Some residential types that exist within the locality
include detached dwellings, single and double storey semi-detached dwellings, group dwellings
and retirement living homes in the form of multi-storey apartments (three levels).

The site and locality are shown on the following maps.
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PROPOSAL

The proposal is made up of two applications, being the land division and the built form.

The land division involves the creation of three additional allotments in the form of a community
title.

Allotment 704 (Dwelling on Lot 1) - 152sgm
Allotment 703 (Dwelling on Lot 2) - 127sgm
Allotment 702 (Dwelling on Lot 3) - 127sgm
Allotment 701 (Dwelling on Lot 4) - 163sgm
Common Property: 296sgm

This results in an average site area per dwelling (minus common area) of 142.25mz2. With the
addition of the common area the average is 178.4mz2.

The built form is the construction of a two-storey residential flat building comprising four dwellings.
The lower level of each dwelling will contain:

A double garage;

An open plan kitchen, living and meals area;
A water closet;

A laundry; and

Stairway.

Dwelling 1 and 4 will also include a verandah under the main roof.

The upper level of each dwelling will contain four bedrooms, a retreat, two wet areas, and a walk in
wardrobe. All of the dwellings will have one balcony facing the common property, and Dwelling 2
and 3 will have an additional balcony facing north.

Landscaping within the rear yards of each site and along the common driveway has also been
included within the proposal.

The proposal also includes the demoalition of all existing structures on the land.

A copy of all of the plans and details submitted for both of the applications are contained within
Attachment 1.

PUBLIC NOTIFICATION

Development Application 211/115/2017 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.

Development Application 211/1451/2016 is considered to be a Category 2 form of development
pursuant to Section 38 and Schedule 9 of the Development Act and Regulations and Residential
Zone, Procedural Matters.
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Properties notified: 11 properties were notified during the public notification
process.

Representations: 2 representations were received.

Persons wishing to be e John Woodward on behalf of Stephen Evans of 2/63

heard: Farnham Road.

e John Keelan of 14 Herbert Road.

Summary of Concerns were raised regarding the following matters;
Representations: Visual bulk

Reduction of vegetation

Front and rear setbacks

Visitor parking

Fencing

Overshadowing of residence and solar panels

A full copy of both of the representor's concerns is contained in Attachment 2, and a copy of the
applicant's response is contained within Attachment 3.

REFERRALS

Internal
o City Assets

The application was referred to the City Assets Department. Initially concerns were raised with
regards to on-site parking, vehicle movements, finished floor levels and driveway and crossover
arrangements. With the exception of the concern listed below all previous issues have been
satisfied:

"The internal garage length is currently proposed as 5.50m. Although not specified in the
relevant Australian Standards (AS/NZS 2890.1:2004), traffic engineering best practice
guides that the minimum internal length of an enclosed garage or enclosed carport space
should be a minimum of 5.8m".

Whilst it is preferred that the internal length of the garage to be 5.8m, the length provided still
enables sufficient and useable covered off street parking to be provided.

o City Works

The Amenity Officer of the City Works Department has no objection to the proposal given that the
development will not result in any tree damaging activity and the driveway, crossover, and
stormwater connection will maintain a satisfactory offset of 2.3m from the existing street tree.
External

o DAC & SA Water

The application was referred to SA Water by the Development Assessment Commission (DAC)
who advised of no objection subject to specified standard conditions being included on any

consent to be issued.

A copy of the report submitted by DAC is contained within Attachment 4.
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ASSESSMENT

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

General Section

Objectives 1

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

Design and Appearance

Principles of Development
Control

1,2,34,5,9, 10,12,
13, 14, 15, 16, 21, 22
& 23

Objectives 1&2
Energy Efficiency Principles of Development 1,2&3
Control
Objectives 1,2,3&4
Land Division Principles of Development 1,2,4,5,6&8
Control
Objectives 1&2
: Principles of Development 1,2,3,4,6
Landscaping, Fences and Walls Contrgl P
Objectives 1,2&4

Medium and High Rise Development (3

or More Storeys)

Principles of Development
Control

1,2,3,4,5 7,12 & 13

Objectives 1,2,3,4&5
Orderly and Sustainable Development | Principles of Development 1&3
Control
Objectives 1,2,3,4&5
Principles of Development 1,4,5,7,8,9,10, 11,
Residential Development Control 12, 13, 14, 16, 18, 19,
20, 21, 22, 28, 30, 31,
32 & 33
Objectives 2

Transportation and Access

Principles of Development
Control

1,2,8,9, 11, 23, 24,
30, 34, 35, 36, 37 & 44

Page 10
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Zone: Residential Zone

Desired Character Statement:

"This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer".

Objectives 1-4
Principles of Development Control 1,4,56,7,10,11,12, 13 & 14

Policy Area: Medium Density Policy Area 18

Desired Character Statement:

"Allotments in this policy area will be at medium density, accommodating a range of dwelling
types including residential flat buildings, row dwellings, group dwellings, semi-detached
dwellings and some detached dwellings on small allotments. Allotment amalgamation to create
larger development sites will occur to maximise the density of development while also achieving
integrated design outcomes, particularly within a comfortable walking distance of centre zones.
Vehicle access will occur from side streets and new rear public and private laneways wherever
possible, also supporting the retention of existing street trees.

New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and
provide a strong presence to streets, other than in the part of the policy area in Underdale,
Ashford (other than allotments adjacent to Residential Character Ashford Policy Area 22)
and allotments bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park
where buildings will be up to 4 storeys. Parking areas and garages will be located behind the
front facade of buildings.

Buildings on the edge of the policy area which adjoin residential policy areas at lower densities
will pay particular attention to managing the interface with adjoining dwellings, especially in
terms of the appearance of building height and bulk, and overshadowing.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer".

Objectives 1

Principles of Development Control 1,4,5,6&8

Page 11 Iltem 6.1
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QUANTITATIVE ASSESSMENT

The proposal is assessed for consistency with the prescriptive requirements of the Development

Plan as outlined in the table below:

DEVELOPMENT PLAN
PROVISIONS

STANDARD

ASSESSMENT

SITE AREA
Medium Density Policy Area 18
PDC 6

Residential Flat Building
150m? (average)

142.25mz (average, not
including common areas)

Does not satisfy by 5%

178.4m? (average including
common areas)

SITE FRONTAGE
Medium Density Policy Area 18
PDC 6

15m (for complete building)

42m

Satisfies

SITE COVERAGE
Medium Density Policy Area 18
PDC 5

70% (maximum)

54% (approximately)

Satisfies

PRIMARY STREET SETBACK
Medium Density Policy Area 18
PDC 5

3m (minimum)

3m (lower level) Satisfies

2.7m (upper level) Does not
satisfy by 0.3m

SIDE/REAR SETBACKS
Residential Zone
PDC 11

Medium Density Policy Area 18
PDC 5

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

Rear
4m (minimum)

1.2m (lower level) North
2.3m (upper level) North

6.3m (lower level) South
4.7m (upper level) South

Satisfies

4m (lower level)
Satisfies
3.72m (upper level)

Does not satisfy by 0.28m

Page 12
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BUILDING HEIGHT 3 storeys or 12.5m 2 storeys (7.14m)
Medium Density Policy Area 18

PDC5 Satisfies
INTERNAL FLOOR AREA 3 + bedroom - 100m? 162.6m2 (Allotment
Module: Residential Development | (minimum) 704/Dwelling Lot 1)
PDC 9

159.8mz (Allotment
703/Dwelling Lot 2)

159.8m? (Allotment
702/Dwelling Lot 3)

165.8m? (Allotment
701/Dwelling Lot 4)

Satisfies
PRIVATE OPEN SPACE 24m? with a minimum 33m? (Allotment 704/Dwelling
Medium Density Policy Area 18 dimension of 3m Lot 1)
PDC 7
25m2 (Allotment 703/Dwelling
Lot 2)
25m2 (Allotment 702/Dwelling
Lot 3)
25m2 (Allotment 701/Dwelling
Lot 4)
Satisfies
LANDSCAPING A minimum of 10 per cent of a | Approx. 96sgm = 10.7%
Module: Landscaping, Fences & | development site
Walls PDC: 4 Satisfies
CARPARKING SPACES 2 car parking spaces per 2 car parking spaces per
Module: Transportation and dwelling, one of which is dwelling provided (double
Access covered plus an additional garages) plus one (1) visitor
PDC 34 0.25 car parking spaces per parking space
dwelling.
Satisfies
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QUALITATIVE ASSESSMENT

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

Design and Appearance

The proposed development will sit primarily amongst a variety of dwelling types, sizes and styles.
As previously indicated within the locality there are single storey detached dwellings, two storey
semi-detached dwellings, group dwellings and within the broader locality residential flat buildings.

The main facade of the building will have a frontage to Herbert Road. All elevations of the building
feature a variety of materials, which together with the placement of windows, helps to break up the
expanse of wall so that it avoids extensive areas of uninterrupted walls. The design also
incorporates a considerable amount of articulation. This has been achieved by offsetting walls from
each other, and the inclusion of open structures such as verandahs.

The facade incorporates windows to both the ground and upper floors that facilitate passive
surveillance of the adjacent public space. The dwelling entry points are perceptible and accessible
from public street frontages and vehicle parking areas.

The southern and northern elevations of the building have an element of repetitiveness however,
given that the development is for a flat building rather than a detached dwelling unity in design
avoids the building appearance being chaotic. The ground floor and upper level walls are also
recessed at certain points to break up the building's mass and proportions.

The proposed building incorporates a contemporary design that is compatible with existing
buildings in respect to:

building height;

built form setbacks;

facade articulation and detailing; and

presentation of windows and front door to Herbert Road.

In terms of dwelling design, the internal living rooms have external outlooks to private space,
ample access to sunlight and provide quality living environments. The staggered and varied
building lines will also ensure the building has minimal impact on adjoining dwellings, particularly in
terms of bulk and scale.

The design and appearance of the proposed development satisfies a number of design and
appearance guidelines within Council's Development Plan.

Dwelling density and local character

“Allotments in this policy area will be at medium density, accommodating a range of dwelling
types including residential flat buildings” — Desired Character Statement, Policy Area 18

“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”. — Desired Character Statement, Residential Zone

Page 14 Iltem 6.1



Development Assessment Panel Agenda 13 June 2017

“Allotment amalgamation to create larger development sites will occur to maximise the
density of development while also achieving integrated design outcomes, particularly within a
comfortable walking distance of centre zones”. — Desired Character Statement, Policy Area
18

“the minimum allotment sizes shall be treated as such in order to achieve the Desired
Character for each policy area” — Desired Character Statement, Residential Zone.

The Desired Character Statement (DCS) for the Residential Zone envisages residential flat
buildings being common near centres and policy areas where the desired density is higher. The
proposed development has an average dwelling site area of 142.25m2, which is 7.75m2 shy of the
minimum average site area provision for a residential flat building in Policy Area 18. This average
has been calculated by removing all community areas. The average site area including the
common areas is 178.4m2. Whilst the proposal presents a deficiency with regards to minimum
allotment size, the overall density of the proposal, being 44.8 dwellings per hectare satisfies the
density of dwellings sought to be achieved within this policy area.

The subject land is immediately adjacent the Urban Corridor Zone and the high frequency public
transport route along Anzac Highway which places it within a locality identified by the Development
Plan as being appropriate for medium density development involving residential flat buildings.

The shortfall in average site area is not considered detrimental to the building's relationship to
adjoining properties, on-site parking and vehicle manoeuvrability.

Front and Rear Setback

Development within the Medium Density Policy Area 18 should maintain a setback from the public
street boundary of 3 metres and 4 metres from the rear property boundary (Residential Zone -
Medium Density Policy Area 18, Principle Development Control (PDC) 5). The lower level of the
building maintains a setback of 3 metres to Herbert Road, however, the upper level slightly
overhangs the lower level and will have a front setback of 2.7 metres. This is similar for the rear
boundary setback where the lower level maintains a setback of 4 metres, and the upper level 3.7m
from the rear boundary.

The shortfalls are not considered to be detrimental to the proposal as the overhang will not be
undesirably obvious given that it is not a great departure from PDC 5. The small reductions in

these setbacks will not heighten the impacts of the proposal to an extent which will then cause
inconsistencies with other PDC's of the Development Plan.

Car parking and safety

Several changes to the proposal were made to achieve a satisfactory vehicle parking and
manoeuvring arrangement. This has allowed the vehicle parking and manoeuvring areas to comply
with the relevant Australia Standards and satisfy Council City Assets team.

The amount of parking provided satisfies the minimum specified within the Development Plan for
this type of residential development. There are two off-street parking spaces associated with each
dwelling and one visitor parking space for communal use.

The existing crossover will be reinstated and therefore, overall the amount of on street parking
opportunities adjacent the subject land will not be reduced.

The common driveway will facilitate all vehicle access to and from Herbert Road and will ensure all
vehicles can enter and exit the subject land in a forward direction. The common driveway can also
provide accessibility in the event emergency service vehicles need to enter the land.
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Overshadowing

It is acknowledged that the proposal will cast a shadow onto the neighbouring properties, mainly
due to the fact of the east-west orientation of the land. The Development Plan provisions have
anticipated this and provide guidance as to how much overshadowing is acceptable.

“Development should ensure that sunlight to solar panels of existing buildings is maintained
for a minimum of 2 consecutive hours between 9.00am and 3.00pm on 22 June” — Principle
of Development Control 14, Residential Zone

“The design and location of buildings should ensure that direct winter sunlight is available to
adjacent dwellings, with particular consideration given to:

(a) windows of habitable rooms, particularly living areas

(b) ground -level private open space

(c) upper - level private balconies that provide the primary open space area for any dwelling
(d) access to solar energy.” — Principle of Development Control 10, Residential Development

"Development should ensure that north-facing windows to habitable rooms of existing
dwelling(s) on the same allotment, and on adjacent allotments, receive at least 3 hours of
direct sunlight over a portion of their surface between 9.00 am and 5.00 pm on the 21 June.
— Principle of Development Control 11, Residential Development

n

“Development should ensure that ground-level open space of existing buildings receives
direct sunlight for a minimum of two hours between 9.00 am and 3.00 pm on 21 June to at
least the smaller of the following:

(a) half of the existing ground-level open space

(b) 35 square metres of the existing ground-level open space (with at least one of the area’s
dimensions measuring 2.5 metres).” — Principle of Development Control 12, Residential
Development

In addition to the shadow diagrams provided by the Applicant a desktop analysis to determine the
extent of overshadowing was also carried out.

The assessment of overshadowing has been considered in terms of its potential impact on the
solar panels, north facing windows and private open space of adjoining residences.

Solar Panels

There are three sets of solar panels on the roof of 14 Herbert Road. Whilst the proposal will not
completely avoid overshadowing of the solar panels on the adjoining property it is still considered
to reasonably satisfy the intent of Residential Zone, PDC 14, for the following reasons:

o Effort to avoid the impact of overshadowing has been taken by siting the building towards the
northern side of the subject land, to create a larger buffer between allotments to the south;

e From 9am to 10am approximately half of the two sets of solar panels located on the main roof
will be shadowed. From 11am to 12pm there will be no shadow cast over these two sets of
panels, and from 1pm to 3pm approximately a quarter of the panels will be shadowed.

e From 12pm to 3pm only approximately half of the set of solar panels located closer to the
boundary of the subject land will be shadowed.

e Overall from 12pm to 3pm only a small portion of the total amount of the panels will be
overshadowed.

Whilst the proposed development may cast a shadow over the solar panels (which the owner of
14 Herbert Road does not consider to be favorable) it will still enable sunlight to be available to the
majority of the solar panels for a considerable amount of time (11am to 3pm), which should
maintain its functionality.
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North Facing Windows

The proposed development will not change the impact of overshadowing of the north facing
window of 14 Herbert Road. Currently the carport on 14 Herbert Road shades this window and
also currently the existing dwelling and other structures on the subject land are built up to or close
to the boundary of 14 Herbert Road. Even though these structures are single storey in nature, the
small setback from the northern boundary of 14 Herbert Road results in a shadow being cast over
the north facing window. Therefore the proposed development will not change the impact of
overshadowing to this north facing window currently experienced.

No unreasonable overshadowing to windows of 2/63 & 2/65 Farnham Road will be created by the
proposed development. From 12pm onwards the shadow caused by the proposed development
will be cast in the opposite direction to these allotments.

Private Open Space

The proposed development will not shadow the allotments to the west at all from 12pm. No
unreasonable overshadowing of the private open space of 2/63 & 2/65 Farnham Road will be
caused as it will not restrict sunlight to this area for more than 3 hours.

Parts of the private open space of 14 Herbert Road will be overshadowed by the proposed
development throughout the day, however from 12pm to 3pm (3hours) less than half of the private
open space will be overshadowed by the development.

Overall, the movement of the shadow over the adjoining properties will ensure that no particular
part of the dwelling or its surrounding curtilage is covered by shadow for unreasonable lengths of
time. The impact and extent of shadow satisfies the specific overshadowing guidelines of the
Development Plan.

Privacy

“Except for buildings of 3 or more storeys, upper level windows, balconies, terraces and
decks that overlook habitable room windows or private open space of dwellings should
maximise visual privacy through the use of measures such as sill heights of not less than
1.7metres or permanent screens having a height of 1.7 metres above finished floor level.” -
Principle of Development Control 27, Residential Development

All the upper level windows and balcony areas which have an outlook to habitable room windows
and private open spaces areas of adjoining allotments are obscured to 1.7m in height either by
way of obscure glazing or fixed screening devices.

Domestic Storage

"A dwelling should incorporate a minimum storage area of 8 cubic metres for goods and
chattels, other than food and clothing, within at least one of the following:

(a) a non-habitable room of the dwelling

(b) a garage, carport or outbuilding

(c) an on-site communal facility". - Principle of Development Control 31, Residential
Development

The site plan details storage sheds in the rear yard of allotments 702, 703 and 704.

Detail supplied by the Applicant's Planning Advisor indicates that the storage sheds indicated on
the plans are not the correct dimensions of the storage shed likely to be installed, but rather sheds
of 1.6m by 2.3m and 2.1m in height will be established. The space provided in these sheds and the
internal storage spaces, including under the stairs for Dwelling 1, more than 8m? of domestic
storage will be provided.
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Currently no storage shed has been provided on the site of Dwelling 4.

The Applicant's Planning Advisor has indicated that the front fence for Dwelling 4 could be altered
to extend the private open space area, so that a storage shed of the same dimensions mentioned
previously can be accommodated on the site. If this was to be carried out, an adequate amount of
domestic storage for Dwelling 4 would also be provided.

To ensure that the minimum amount of domestic storage is supplied for Dwelling 4 a reserved
matter could be established.

SUMMARY

The proposed development is supported and envisaged in the Medium Density Policy Area 18.
The proposal does present some minor quantitative deficiencies such as site areas, front and rear
setbacks and domestic storage.

With regard to site area, the departure will not disrupt the allotment pattern within the locality and
the overall density of the development is within what is envisaged for the Medium Density Policy
Area.

Departures from the Development Plan provision with regard to setback are minor that they would
not be readily discernible.

Concerns with regards to domestic storage can be addressed by way of a reserved matter to
enable the minimum requirements to be met to Councils satisfaction.

The Zone and Policy Area encourage medium density development and allows for 2 storeys. There
is some minor overshadowing of adjoining properties, but this is well within the limits stipulated by
the Development Plan. There are a number of two and three storey buildings within the locality and
as such the proposed development will not look out of place.

Where needed, overlooking potential has been minimised by the installation of 1.7m high obscured
glazing and screening.

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 Details and Plans

2. Representations

3. Response to Representations
4 DAC & SA Water Response
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6.2 407 Anzac Highway, CAMDEN PARK
Application No 211/66/2017
Appearing before the Panel will be:

Representors:  Kerry Mahony of 25 Boyd Cres, West Lakes Shore, wishes to appear in support
of the representation.

Applicant Jack Daher, or a selected representative, wishes to appear to respond to the
representation.

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL Change of land use - Supported Accommodation to Child
Care Centre with associated car parking, bin store,
demolition and alteration/painting of local heritage place

APPLICANT Mr Jack Daher

LODGEMENT DATE 19 January 2017

ZONE Residential Zone

POLICY AREA Medium Density Policy Area 18

APPLICATION TYPE Merit

PUBLIC NOTIFICATION Category 3

REFERRALS Internal
» Heritage
= City Assets - Engineering
External
= DPTI (Department of Planning, Transport and

Infrastructure

DEVELOPMENT PLAN 05 May 2016

VERSION

MEETING DATE 13 June 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. 211/66/2017 by Mr
Jack Daher to undertake Change of land use - Supported Accommodation to Child Care Centre
with associated car parking, bin store, demolition and alteration/painting of local heritage place at
407 (allotment 50) ANZAC Highway, Camden Park (CT 6130/146) 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):

Reserved Matter:
The following information shall be submitted for further assessment and approval by the City of
West Torrens as a reserved matter under Section 33(3) of the Development Act 1993:

1. That detailed stormwater management and quality information is submitted to council by way
of a 'Civil and Drainage Plan'.
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Council Conditions

1. The development shall be undertaken and completed in accordance with the plans and
information detailed in the application except where varied by any condition(s) listed below.

2. The maximum number of children at the premises must not exceed 72 at any one time.

3. All driveways, parking and manoeuvring areas shall be formed (surfaced with concrete,
bitumen or paving) and properly drained, and shall be maintained in a reasonable condition at
all times.

4. Car parking spaces must be delineated in accordance with the approved plans and in
accordance with Australian Standard 2890.1, 2004 Parking Facilities, Part 1, Off Street Car
Parking, prior to occupation of the proposed development.

5. All'loading and unloading of goods and merchandise must be carried out upon the subject
land. No loading or unloading is permitted on public streets.

6. External materials and finishes, including those of the 'bin enclosure’, must be low-light
reflective to prevent glare and distraction to motorists.

7. Any lights on the site must be directed and screened so that overspill of light into nearby
premises is avoided and minimal impact to motorists occurs.

8. The hours of operation for the child care centre shall not exceed 7:30am to 6:00pm, Monday to
Friday.

9. Landscaping shall be planted in accordance with the approved plans prior to occupancy of the
development.

10. All stormwater design and construction must be in accordance with Australian Standards and
recognised engineering best practices to ensure that stormwater does not adversely affect any
adjoining property or public road.

11. For this purposes, stormwater shall not
a) resultin the entry of water into a building,

b) affect the stability of a building,

c) create unhealthy or dangerous conditions, or

d) flow/discharge onto the land of an adjoining owner, footpath or public space.
BACKGROUND

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

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

The site has frontage to ANZAC Highway of 35.05 metres and a varied depth. ANZAC Highway is
a primary arterial road and strategic transport route. The approximate site area is 1,675 square
metres. No easements are prescribed on the title. A local heritage place (House and Coach
House) is situated on site and the land is within an 'Affordable Housing Designated Area'. The site
has previously been used for supported residential accommaodation.

The locality is largely characterised by the busy nature of ANZAC Highway however also
accommodates residential development at a range of densities. The 'Westside Bikeway' abuts the
north-western boundary of the site.
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PROPOSAL

The proposal is for

¢ Change of land use to a child care facility that would accommodate up to 72 children at any
one time from Monday to Friday, 7:00am to 6:00pm. The child care facility would be closed
on weekends and public holidays. A maximum of 12 staff would be present at any one time.

e 17 car parking spaces.

o Demolition of carport, breezeway, sheds, toilet block and part of lean-to

e Painting of a local heritage place

Signs or advertisements have been removed from the application and would be the subject of a
future development application.

All relevant plans and details form Attachment 1

PUBLIC NOTIFICATION

The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of the
Development Act and Regulations as well as the Procedural Matters of the Residential Zone.

Properties notified: 62 properties were notified during the public naotification
process.

Representations: One representation was received.

Persons wishing to be One representor identified that they wish to address the Panel.

heard:

e Kerry Mahony

Summary of Concerns were raised regarding the following matters;

Representations: Traffic Assessment Report required

Noise Assessment Report required

Insufficient car parking

Car parking spaces 1 - 5 are hazardous

No vehicle turn-around area

No disabled access car parking space

Car park layout does not comply with various standards

Bin enclosure poorly located and inaccessible

Rooms 2 and 4 do not have direct convenient access to

outdoor play areas

No wheelchair access designated

¢ No safe pedestrian access for people entering from
footpath

The Applicant has provided a response to the representation, as summarised below:

e Increased on-site parking from 13 to 17 spaces
e 17 car parking spaces sufficient for the following reasons
a. access to alternate transport nodes
b. higher densities adjacent transport corridors
c. daily attendance often falls below enrolment capacity due to illness or family
commitments.
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e Traffic Report provided

¢ Noise will not unreasonably diminish existing residential amenity

¢ Noise will be largely mitigated by outdoor playtime being spread over the day and within

different areas of the site.

e Qutdoor activities will be supervised
Early morning activities are limited because of low attendance prior to 7:30am
¢ Childcare centres are specifically excluded from assessment under the Environment Protection

(Noise) Policy 2007

e Noise emitted from traffic movements on ANZAC Highway diminish the amenity of the

immediate locality.

e The revised internal layout complies with childcare centre requirements.

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

REFERRALS

Internal

e Heritage

e City Assets - Engineering

External

Pursuant to Schedule 8 of the Development Act and Regulations, the application was referred to

e DPTI (Department of Planning, Transport and Infrastructure

A full copy of the relevant reports are attached, refer Attachment 3.

ASSESSMENT

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

General Section

Community Facilities Objectives 1
d Principles of Development Control [ 1,2 & 3
Objectives >

Design and Appearance

Principles of Development Control

1,2,4,12,13,14,15 &
20

Heritage Places Objectives 1,2&3
9 Principles of Development Control | 1,2, 3,4,5&6
Objectives 1&2

Interface between Land Uses

Principles of Development Control

1,2,3,4,5/6,7,8,9&
10

Landscaping, Fences and Objectives 1

Walls Principles of Development Control [ 1,2, 3,4 &5
Orderly and Sustainable Obijectives 1,2,3,4&5
Development Principles of Development Control | 1,3,5& 7
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Objectives 1,2,3&4

Principles of Development Control | 1, 2, 5, 6, 8, 11, 14, 16,
17, 18, 19, 20, 21, 22, 23,
24, 25, 26, 27, 28, 30, 32,
34, 35, 36, 37, 38, 39, 40,
41,42 & 43

Transportation and Access

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

Waste

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1land 4

Principles of Development Control 1,3and 5

Policy Area: Medium Density Policy Area 18

Desired Character Statement:

Allotments in this policy area will be at medium density, accommodating a range of dwelling
types including residential flat buildings, row dwellings, group dwellings, semi-detached
dwellings and some detached dwellings on small allotments. Allotment amalgamation to create
larger development sites will occur to maximise the density of development while also achieving
integrated design outcomes, particularly within a comfortable walking distance of centre zones.
Vehicle access will occur from side streets and new rear public and private laneways wherever
possible, also supporting the retention of existing street trees.

New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and
provide a strong presence to streets, other than in the part of the policy area in Underdale,
Ashford (other than allotments adjacent to Residential Character Ashford Policy Area 22)
and allotments bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park
where buildings will be up to 4 storeys. Parking areas and garages will be located behind the
front facade of buildings.
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Buildings on the edge of the policy area which adjoin residential policy areas at lower densities
will pay particular attention to managing the interface with adjoining dwellings, especially in
terms of the appearance of building height and bulk, and overshadowing.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.

Objectives 1

Principles of Development Control land 1

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
LANDSCAPING 10% Allotment size approximately
Module: Landscaping, Fences & 1675m?

Walls
PDC: 4 Landscaped area

approximately 254.6m?
(including lawn, excluding
bark)

15.2% landscaped area

Satisfies

CARPARKING SPACES
Module: Transportation and
Access

PDC 34

Child Care Centre = 1 space
per 4 children

Child Care Centre =

72 children / 4 = 18 spaces
required

17 spaces provided

Not Satisfied

QUALITATIVE ASSESSMENT

In assessing the merits or otherwise of the application, the following additional matters are relevant

Land Use and Zoning

The Residential Zone envisages small scale child care facilities that serve the local community.
Residential Zone PDC 3 states that non-residential development should be of a nature and scale

that:

a) serves the local community

b) is consistent with the character of the locality
c) does not detrimentally impact on the amenity of nearby residents.
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Medium Density Policy Area 18 also specifically envisages child care facilities where they serve
the local community.

The land use is therefore appropriate to the zone when at small scale, serves the local community,
is consistent with local character and reasonably preserves residential amenity.

Car parking and Manoeuvrability

Table WeTo/2 provides a specific car parking rate for a "Child Care Centre" that would operate
independently of an "Educational Establishment".

An independent "Child Care Centre" as proposed should therefore provide 1 car parking space per
4 children. Based on 72 children, 18 car parking spaces should be provided.

The proposal includes provision of 17 on-site car parking spaces, some of which are "stacked" and
1 of which is a disability access space. The proposal therefore fails to achieve minimum car
parking requirements.

A bus stop is approximately 70 metres from the site on ANZAC Highway which also has a formal
bike-path. A bike parking facility is proposed on-site situated near the entry. Peak traffic generation
for the use would be 7:30am to 9:00am and 4:00pm to 6:00pm, Monday to Friday. For these
reasons the proposed car parking shortfall is acceptable. A condition ensuring that the "stacked"
car parking spaces (1, 2, 4 and 5) be used by staff is appropriate.

The site currently has two driveways linking to ANZAC Highway. The driveways act as a "loop"
allowing for one-way vehicle movements throughout the site. These general vehicle movements
would be retained albeit modified to accommodate car parking spaces. Given a central median on
ANZAC Highway, vehicles would be restricted to a left turn 'in" and 'out’ of the site. The proposed
car parking layout is capable of accommodating a small-rigid-vehicle during operating hours and a
medium-rigid-vehicle when car parking spaces are unoccupied.

The applicant has provided a 'Traffic and Parking Assessment' which concludes

1. The proposal would not result in adverse traffic impacts on the adjacent road network,
based upon the analysis of the forecast traffic generation to the subject development,

2. The proposal would provide a design standard which is appropriate and essentially meets
the requirement of the relevant Australian/New Zealand Standard for off-street car parking
areas.

Council's City Assets - Engineering Department concurs with the findings of the "Traffic and
Parking Assessment'.

Stormwater

The majority of the site is currently impervious. Stormwater design and construction should be in
accordance with Australian Standards and recognised engineering best practices to ensure that
stormwater does not adversely affect any adjoining property or public road. For this purpose,
stormwater drainage shall not at any time

a) result in the entry of water into a building; or

b) affect the stability of a building; or

c) create unhealthy or dangerous conditions on the site or within the building; or

d) flow or discharge on the land of an adjoining owner; and not flow across footpaths or public
ways.

The applicant has not provided a stormwater management plan however has requested that this
be treated as a "Reserved Matter". Given the current impervious nature of the site, this approach is
considered reasonable and also endorsed by Council's City Assets - Engineering Department.
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Heritage

The proposal was referred to Council's Heritage Advisor given the site is listed as a local heritage
place as per 'Table WeTo/4' of the Development Plan. The "Description and/or Extent of Listed
Place" states "House and Coach House; External form and detailing of residence fronting ANZAC
Highway and external form and detailing of two-storeyed building along rear boundary of property".

The extent of demolition includes

Carport, breezeway and shedding/toilet block
openings to rear external walls

internal walls

window and door formation

lean-to removal.

The carport, breezeway, shedding, lean-to and toilet block to be demolished do not form part of the
heritage listing. As such, no objection is raised to their removal. Alteration to windows and doors
are required for adaptive re-use and are not considered to diminish heritage value. The legibility of
internal space will be diminished however the internal form is not relevant to the heritage listing.

External colours and materials would match existing and are considered to be appropriate to the
heritage character of the building. The proposed bin enclosure is discretely located and designed
and would not diminish the setting of the heritage place.

Noise
General Section, Interface between Land Uses, Principle 8 states

"Development that emits noise (other than music noise) should include noise attenuation measures
that achieve the relevant Environment Protection (Noise) Policy criteria when assessed at the
nearest existing noise sensitive premises".

Clause 6 of the Environment Protection (Noise) Policy 2007 states

"this policy does not apply to... a noise of a class set out in Schedule 1".

Schedule 1 - Noise excluded from policy of the Environment Protection (Noise) Policy 2007 states
"Noise from a school, kindergarten, child care centre or place of worship".

General Section, Interface between Land Uses, Principle 8 therefore does not apply to the
proposed land use. The assumed intent being that the communal benefit of such a land use takes
precedence over the noise potential.

Notwithstanding this, noise is an appropriate consideration when determining the impact upon
surrounding amenity. The nearest existing noise sensitive premises are the dwellings at 401
ANZAC Highway neighbouring the site to the north-east. ANZAC Highway separates the site from
dwellings to the south/south-east, 411 ANZAC Highway to the south-west is vacant and dwellings
to the north/north-west are separated by a reserve and Creslin Terrace.

Expected noise generating activities include vehicle movements, people speaking within car
parking areas and children during outdoor activities. The proposal would operate between 7:30am
and 6:00pm, Monday to Friday. The proposal would be closed on weekends and public holidays.

The previous land use was supported accommodation. Associated car parking areas were located
adjacent the boundary shared with 401 ANZAC Highway as proposed. It is acknowledged that
vehicle movements are likely to be more frequent as a result of the proposal. As such, the same
level of noise is expected to be emitted, yet on a more frequent basis.
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At present, there are no restrictions upon people speaking within the site and this cannot be
reasonably prohibited or enforced. As of right, persons could converse within the property whether
it is associated with a commercial or supported accommodation land use.

Given the layout of the site, outdoor play will mostly occur in landscaped/paved areas away from
the north-eastern boundary shared with 401 ANZAC Highway. The applicant has explained that
outdoor play times would be spread over the day with suitable supervision so not to be constant or
unreasonably invasive.

The applicant has chosen to retain existing fencing.

Despite a possible increase in noise emitted from the site, proposed hours of operation are
considered suitable enough to prevent an unreasonable impact upon surrounding amenity.

SUMMARY

Small scale child care facilities are envisaged within the zone and policy area. The proposal would
serve the local community, be in character with the locality and provide an adaptive re-use of a
local heritage place. In addition, the applicant has reasonably demonstrated that the proposal
would not have a detrimental impact on the amenity of nearby residents.

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 05 May 2016 and warrants
Development Plan Consent.

Attachments

1. Plans, details and traffic report
2. Representation and Applicant's Response
3. Referral Comments
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Civic Centre
H : 165 Sir Donald Bradman Drive
Development Application e v
Development Act 1993 o oais a2 | city of Wast Torrens

Email su@wicc.sa.gov.au | Between the City and the Sea
Website westtorrens.sa.gov.au

Development number: 211/ ([, /20 {7 | Previous development number:
1. Application type (please tick one box only)

Planning consent only Building rules consent only D Full Development Approval

2. Location of proposed development:

Unit No: House no: {{ 5] | Street: Az A C H G HUAY

Volume: Folio: ‘ Suburb: . pgaD er b . ) P/code:
3. Details of parties

Applicant: S5A e DyYRMen
Address: fopt MR Mmoo AT kinaw i B Plode: S 06 |

Phoney | Mobile: MRS | Email:

L Ve PR ) .

Address: ] Plcode: ™

Phone: | Mobile: | Email:

Bullder: Ty %& TRy QMG DES\EM

Address O] K@ wuysen RO copuley [ PiCode: 506\
Phone: } A0 A @40 —[ Mobile: # ] Email:

Principal contact: Applicant D Owner B Builder I:]

4. Description of proposed development

Description of proposed development — (eg: dwelling, shop, industry, significant tree):
CHeD e ceNRE AL CHMMNNGE Of ODE

Development costs: (does not include any fit out costs):$| 5>\ Floor area:
Note: Council may require written justification to verify costs.

5. Declarations

a. Building rules: - Classification sought: l:] Present Class: [:I

b. If class 5,6,7,8 or 9 is sought state the proposed number of employees: Male I:l Female D
c. If class 9a classification is sought, state the number of persons for whom
accommodation is provided:
d. If class 9b classification is sought, state the proposed number of occupants =
of the various spaces at the premises:
e. Does either Schedule 21 or 22 of the Development Regulations 2008 apply? ~ Yes | | No [
f. Has the ‘Construction Industry Training Fund Act levy been paid? Yes D No B

6. Acknowledgment / Authorisation

I acknowledge that copies of this application and support documentation may be provided to mterested
persons in accordance with the Development Act 1993 and Regulations 2008. — =3

Name: A CX- DOARERC Signature: —== "%‘"’//
Owner / Applicant / Builder (Delete whichever does not apply) Date: |4 / | |/ [7 .
Form: Development application Page 1 of 1 Date last modified 10.05.2013
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/ (08) 8272 0400
4 (08) 8272 0522
\ 1 97 King William Rd
S\ Unley SA 5061
3 1 P.0. Box 603
TK BUILDING DESIGN Goodwood SA 5034

tkbuildingdesign.com.au

Monday, 23 January 2017

Amy — CWT Planning Team
City of West Torrens

165 Sir Donald Bradman Drive
Hilton SA 5033

Re: Development number 211/66/2017
407 Cross Road
Camden Park SA 5038

Owners Statement:

Previous use of site: residential care for the disabled.

* Proposed use description: The property will be used as a child care centre to
cater for children from 6 months old to 4 years of age. Parents will drop their
children off on the way to work, and pick them up after work. The centre will
cater for 72 children and will have both indoor and outdoor activity areas. Car
parking is provided on site for staff as well as temporary parking for parents to
drop their children off. The location of the centre is such that a large number of
the children attending the centre will be residents from nearby streets, where
parents can walk around with their children to drop them off and catch public
transport to work or study. It is also expected that a number of staff will use
public transport to come to work.

¢ Days and hours of operation : Monday to Friday 7.30 am to 6.00pm closed on
weekends and public holidays.

e Maximum number of staff at any one time: 12 staff will be the maximum
number at any one time. As mentioned above a number of staff would catch
public transport to work as well as possibly walk to work if they live locally.

¢ Maximum number of patrons on site at any one time: it is expected that 3 -4
patrons could drop or pick up their children simultaneously at any one time. As
above a number of patrons could walk to the centre as well as possibly use
public transport.

¢ Details of the largest vehicles to access the site: Refrigerated courier vans
delivering produce to the kitchen and rubbish trucks emptying the bin. This will
be arranged to be done during operating hours.

¢ Signage: 2m high x 3m wide side to be mounted on poles in the front of the
property. Refer to attached drawings for details and location.

Project Management Building Supervision Matrak Pty. Ltd. ACN 918 943 ABN 95
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2. Insufficient car parks are provided for this proposed 72 place childcare centre. The
Australian standards require 1 carpark space for every 4 licensed places. For a 72 place
centre, 18 car parks places are required but the plan only provides 13 car park places which
is & spaces short of the requirement and would only allow for a 52 place centre. Please
refer to attached parking review from MFY.

3. The car parks number 1 to 5 of the plan are hazardous are difficult to access. It will be
necessary to manoeuvre and back vehicles to gain access to these parks at peak usage
times creating a risk to children. Also, there is no vehicle turnaround area at the end of the
car park aisle on the eastern side for car park 13 which will make use of this car park
impractical at peak times.

4. There is no disabled car park marked on the plan. The design of the disabled car park
usually requires most of the space of 2 car parks which will further reduce the number of
car parks available for the license compliance.

5. In our opinion, the car park layout does not comply with various standards and requires a
redesign.

6. The bin enclosure is poorly located largely inaccessible to refuse trucks as there is no
manoeuvring space.

7. Rooms 2 and 4 do not have direct convenient access to outdoor play areas and therefore
do not comply with national childcare requlations requirements.

8. There is no designated wheelchair access.

9. There is no safe pedestrian access for people entering the centre from the footpath due to
vehicle traffic and the layout of the car park.

In response to the above traffic related matters, | note that:-

e The design of the subject development has been amended and sufficient car parking
spaces will be provided on site to almost meet Council's Development Plan requirements
based on one car parking space for every 4 children to be accommodated on site. While
there would be a theoretical shortfall of one space, as measured against Council’s
Development Plan, | consider that the proximity of the site to both close and frequent public
transport and bicycle routes at both the front and rear of the site should reduce the demand
for on-site car parking. Hence, | consider that a theoretical shortfall of one space would be
acceptable, particularly given the potential for staff to park in Clifton Street, within close
walking distance of the site.

e The parallel car parking spaces referred to in point 3 above have been replaced with 60
degree angled car parking spaces. Furthermore, an aisle extension has been provided at
the northern end of the eastern row of car parking. The design of these spaces therefore
meets the requirements of the relevant off-street car parking standard,
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who live within short walking distance of the centre can be reasonably anticipated. In addition
to this the subject land is bound on two property boundaries by a primary arterial road with
frequent bus services and a bicycle network corridor (Westside bikeway). Both these corridors
provide alternate movement opportunities to personal motor vehicles.

The Applicant understands off-street parking is an important matter to address and has
made a concerted effort to deliver the right balance between viable enrolment numbers,
required external recreational space and on-site parking spaces. The proposal will also
result in two local heritage buildings being adapted for a community service use. For the
reasons expressed above, the provision of 17 on-site spaces for the proposed use, on this
site and in this locality, should reasonably accommodate peak parking demands.

The applicant has also sought the assistance of Mr. Phil Weaver, a qualified Traffic
Consultant, in providing advice on overcoming the parking design concerns raised in the
Letter of Representation. The design of the carpark has been re-designed since the public
notification period to satisfy the technical requirements of the Australian Standards for off-
street car parking facilities (AS/NZS 2890. 1:2004). A copy of Phil’s report accompanies and
supports this response to the letter of representation and the proposed development.

Noise

The Letter of Representation also raised noise as an issue for current and future occupants
of adjoining land and suggested an acoustic report be prepared. It is our contention an
acoustic report is unwarranted and noise emitted by the proposed centre will not
unreasonably diminish existing residential amenity.

It is accepted the tenants of the adjoining residential flat building will occasionally hear
children while they partake in activities within the respective external play areas however the
noise will be largely mitigated by outdoor play time being spread over the day and within
different areas of the site. In addition the outdoor activities will be supervised by staff and
designed to encourage children engage in a variety of recreational opportunities to facilitate
child wellbeing. Noise is unlikely to be constant or unreasonably invasive.

Moreover early morning activities are generally limited because of low attendance prior to
7.30am. Children are kept indoors until sufficient numbers are in attendance to enable
supervised outdoor activity.

Childcare centres, kindergartens, schools and playgrounds are mostly located within
residential areas and the sounds of children when socially interactive is rarely unpleasant. It
is also prudent to note schools, kindergartens and childcare centres are specifically excluded
from assessment under the Environment Protection (Noise) Policy 2007 and | suspect does
not warrant an EPA policy position as noise from children is generally:

occasional, brief in duration and audible mostly during day time periods;

not considered an unreasonably intrusive nuisance;

reasonably expected within residential areas; and

a pleasure to hear when playful and content (a primary tenet of the services offered
by Child Care Centres).

The noise emitted from extensive traffic movements on ANZAC Highway all hours of the day
is also known to diminish the amenity of the inmediate locality. The prevailing traffic noise
from ANZAC Highway is expected to suppress some of the noise emitted by the proposed
development. Noise from the adjacent public open space is also a frequent occurrence.
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Phil Harnett

From: Jane Teng

Sent: Monday, 29 May 2017 9:21 AM

To: Phil Harnett

Cc: Andrew King

Subject: FW: 407 Anzac Highway Camden Park DA 211/66/2017
Hi Phil,

Apologies for the delay in getting back to you, it was a busy Friday.

Please find below City Assets response for the proposed Development at 407 Anzac Highway, Camden Park. Upon
reviewing City Assets initial response dated 31.03.2017, | agree that the stormwater management plan ( Detention
and water quality) still requiring addressing by the applicant and that these requirements are to be of Reserved
matter and that the stormwater calculations/ plans and reports are to be submitted for Manager of City Assets for
approval prior to the application lodgement of the Building Rules Consent.

Should you have any enquires, please contact me.
Regards,

Jane Teng

Civil Engineer

City of West Torrens

165 Sir Donald Bradman Drive
Hilton SA 5033

Phone: 08 8416 6333

From: Frank Siow

Sent: Friday, 26 May 2017 9:34 AM

To: Jane Teng

Cc: Joseph lelasi

Subject: 407 Anzac Highway Camden Park DA 211/66/2017

Hi Jane,

I refer to the amended plans provided by the Applicant for the above development on the subject site. | have
previously commented on the proposal on 30 March 2017. At the time, the parking provision on-site was 13 spaces
with parallel parking at the front car park and right angled parking at the eastern side.

The traffic report by Phil Weaver & Associates identifies the changes to the parking layout, including five parking
spaces on the western side of the building (of which four stacked spaces are proposed to be used for STAFF parking),
six 60-degree angled parking spaces at the front and six right angled spaces at the eastern end, ie total of 17 spaces.
Bicycle parking is also proposed near the front entrance of the building.

The proposed child care capacity of 72 children would require 18 parking spaces. The amended proposal would
provide 17 on-site spaces. Given that the subject site is located adjacent to public transport services and bicycle
lanes, the provision of bicycle parking on-site and that there would be some opportunity for on-street parking to
occur during the afternoon pick up times when the bicycle lane is not in operation, | am satisfied that the parking
provision would be adequate.
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The amended parking layout would include a clear zone space for the disabled parking to be located as the first
space on entry. The clear zone space and the infrequently used disabled parking space, as the first two spaces into
the site on entry, would help reduce the potential for cars entering to be blocked and queuing back to the road. lam
satisfied that the amended 60-degree parking layout with the disabled parking space on entry would facilitate
satisfactory entry movements.

Spaces 1, 2, 4 and 5 should be designated as STAFF spaces. Stacked parking for staff is not an uncommon
arrangement. As 6 right angled spaces would be provided for the 'eastern’ car park, a turn bay is not required in the
parking standard. Space widths would be 2.6m by 5.4m generally.

Having regard to the above assessment, | am satisfied that the amended parking layout would be acceptable.

The amended parking layout would be able to accommodate SRV-size vehicles, which | understand is commonly the
type of vehicles that would service a child care centre site. The turn path provided for the SRV shows that access
would be accommodated by the amended parking layout.

However, | note that there is a comment in the traffic report which referred to refuse being collected by Council
with the bins being wheeled out to the verge for on-street collection. | am unaware of such an arrangement being
accepted by Council. Notwithstanding that, my assessment shows that an MRV (typical refuse truck) would be able
to enter and exit the subject site, if the bin collection were to occur before opening time of the child care centre or
after the centre is closed. However, this larger MRV truck would encroach into some of the parking spaces when
turning, hence the requirement to ensure that the centre is not open for the truck to manoeuvre to the bin area and
for safety of children moving to and from vehicles.

On the basis of the above assessment, | am satisfied that the development would be supportable from a traffic and
parking perspective, with the condition above regarding the MRV truck access.

Kind Regards,
Frank Siow

Frank Siow & Associates

This email message is intended only for the addressee(s) and may contain information that is confidential, subject to legal or other professional
privilege, or protected by copyright. If you have received this in error, please notify the sender by reply email and delete this email from your
system. You are not permitted to use, reproduce or disclose the contents of this email. No representation is made that this email is free of viruses.
Virus scanning is recommended and is the sole responsibility of the recipient.
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City of West Torrens
Heritage Advisor Revised Comment

Heritage Places

OBJECTIVES: 1,2and 3

PRINCIPLES OF DEVELOPMENT CONTROL: 1(a), 2, 3,4, 4, 8
Medium Density Policy Area 18

OBJECTIVES: 1

DESIRED CHARACTER

PRINCIPLES OF DEVELOPMENT CONTROL: Land Use: 1, Form and character 1
Residential Zone

OBJECTIVES: 4

DESIRED CHARACTER

PRINCIPLES OF DEVELOPMENT CONTROL 5:

Assessment:

Additional drawings have been provided. They are mare comprehensive plans than previously
assessed. The extent of demoilition is shown, proposed external and internal changes, colours and
landscaping. Signage has been removed from the application.

The clarified proposal retains and adapts a Local Heritage Place though the introduction of wet
areas, the formation of larger rcoms in the former Dwelling and Coach house through infernal and
external demolitions, landscaping and car parking including a drop off area in the front garden.

Considering Heritage Places, the Local Heritage Place will be retained, satisfying Objective 1 and
the proposal will be an appropriate adaptive reuse, satisfying Objective 2.

In terms of the setting considered by Objective 3, the infroduction of the car parking areq,
particularly in front of the former dwelling, required greater attention to landscaping, which has
now been provided and is satisfactory.

The proposal involves the demolition of rear and side lean-to areas. PDC 1 seeks to avoid
democlition in total or in part, unless any of the following apply:

(a) that portion of the place to be demolished, destroyed or removed is excluded from the
extent of the places identified in the Table(s).

The demolition is extensive and includes:

+ Non-original carports and shedding;

Substantial openings in rear external walls;

Substantial openings to intemal walls to form larger areas;
Window and door formation (Verandah 3 of Coach House);
Lean-to removal.

Some affected areas are considered to be excluded from the extent of place and others, such as
openings, located to the sides and rear, considered not to harm or diminish the Heritage Value,
because they are required to ensure active reuse of the buildings.

The legibility of internal spaces as a consequence of the new work will be somewhat diminished;
however, the interior is not included in the listing and new partitions, if lightweight, should be
reversible in order to recover parts of the original layout if ever required.

Principal elevations will be retained and the Landscaping satisfies PDC 2(f).

Page 2 0f 3
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City of West Torrens
Heritage Advisor Revised Comment

The proposal is considered to be compatible with the heritage value of the place, mostly satisfying
PDC 3 and PDC 4 is probably not affected. External painting is considered satisfactory.

Located in the Medium Density Residential Policy Area, the develcpment does not trouble Desired
Character and is an anticipated use.

Conclusion:

With the additional information provided, | can support the application subject to:

¢ The profile of the Good Neighbour fencing being corrugated;
» New intemnal partitions to be lightweight in order to be reversible to recover the original
layouts if ever required.

Douglas Alexander

Page 3 of 3
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6.3

Application No

211/1337/2016

103-105 Sir Donald Bradman Drive, HILTON

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Sighage on existing building and the incorporation of an
ancillary service industry to retail showroom, sales and
distribution business (Non-complying)

APPLICANT

Statewide Appliance Spares Pty Ltd

APPLICATION NO

211/1337/2016

LODGEMENT DATE

16 December 2016

ZONE

Neighbourhood Centre

POLICY AREA

Hilton Policy Area 11

APPLICATION TYPE Non-complying

PUBLIC NOTIFICATION Category 3
REFERRALS Internal

= Nil

External

= Nil
DEVELOPMENT PLAN 5 May 2016

VERSION
MEETING DATE

13 June 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, subject to the CONCURRENCE of the
Development Assessment Commission, for Application No. 211/1337/2016 by Statewide Appliance
Spares Pty Ltd to undertake sighage on existing building and the incorporation of an ancillary
service industry to retail showroom, sales and distribution business (non-complying) (5725/559 &
5725/560) subject to the following conditions of consent:

Council Conditions
1. The development must be undertaken and completed in accordance with the plans and
information detailed in this application except where varied by any condition(s) as listed

below.

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

3.  That the illumination of the LED sign shall be such that no hazard, difficulty or discomfort is
caused to approaching drivers on adjacent public roads.

4.  The dwell time for messages displayed on the LED sign shall be restricted to a minimum of
45 seconds to reduce potential for driver distraction.
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BACKGROUND

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

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

PREVIOUS OR RELATED APPLICATION(S)

DA 211/276/1996 warehouse office workshop for assembly and maintenance

DA 211/521/2001 alteration to existing building, (including the change in use of existing warehouse
to showroom)

211/279/2009 Change of use - portion of existing building (retail showroom) to sales and
distribution outlet with associated change rooms, staff rooms and storage areas.

211/1534/2015 Fagade refurbishment

SITE AND LOCALITY

The subject site comprises two allotments, allotment 82 and 83 which combined have a site area of
1309m?. The site has a frontage to Sir Donald Bradman Drive of 29.52 metres and a frontage to
Verran Avenue of 33.27 metres. There is a corner cut off of 7.07 metres. There are no easements
within the allotments. The building is two storey and has a zero setback to Sir Donald Bradman
Drive for the majority of the building with staggering back toward the south. There is carparking on
the western side of the building off Verran Avenue. The existing building features a painted brick
facade.

To the east is a small single storey tailor business, two storey office to the west, residential to the
rear and various commercial and retail businesses on the northern side of Sir Donald Bradman
Drive, including businesses of a similar nature, i.e. Godfreys Superstore, Battery World and other
various retail businesses.

Advertising is prominent in the locality along Sir Donald Bradman Drive with buildings painted in
bright colours, business names on the buildings, advertising banners hanging from front facade
windows and verandahs, a-frame signage on the footpath, flag banners to the front of buildings.

The site and locality are shown on the following maps and aerial imagery.
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PROPOSAL

Signhage on existing building and incorporation of an ancillary service industry to existing retalil
showroom, sales and distribution centre (Statewide Appliances) (Non-complying).

The signage in more detail includes:
Northern elevation (Sir Donald Bradman Drive):

One 1.9m x 2.0m Statewide Appliance logo sign;

One 3.8m x 1.0m Statewide Appliance Spares brand sign;

One 2.2m x 0.8m directional / welcome sign;

One 2.4m x 2.6m Statewide Appliance Spares brand sign;

One 3.0m x 0.6m slogan sign;

One 5.6m x 2.0m Statewide Appliance Spares brand sign; and

One 5.5m x 1.1m ‘commercial cleaning and laundry equipment’ sign;

Logos along a strip 2.5 metres in height above ground level (this signage is not considered
development as per Schedule 3 of the Development Regulations 2008)

This area totals 34.6m?2.
Western elevation (Sir Donald Bradman Drive):

e One 2.4m x 2.0m LED screen sign operated in accordance with DPTI's advertising signs
assessment guidelines for road safety;
One 2.2m x 0.8m directional / welcome sign;

¢ One 2.4m x 2.6m Statewide Appliance Spares brand design; and
Five small brand name signs of varying dimensions including;
-0.8m x 0.35m;
-1.5m x 0.2m;
-0.9m x 0.25m;
-1.1m x 0.2m; and
-00.9m x 0.2m
Totalling 14m?2.

The proposed signage is blue and white in their corporate logo.

The service industry to be incorporated into the current use of retail showroom is described as
comprising 3% of the total floor area and is for the repair of appliances such as vacuum cleaners,
blenders and coffee machines. This is carried out by two staff at the most with basic hand tools
such as a screwdriver. Specialty waste recyclers receive the waste.

Application details are attached as Attachment 1.

NON-COMPLYING DEVELOPMENT

The application is a non-complying form of development, due to advertisement and/or advertising
hoarding prescribed as non-complying in the Neighbourhood Centre 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.
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PUBLIC NOTIFICATION

The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of the
Development Act and Regulations 2008 as it does not fit within Part 1 or 2 of Schedule 9 therefore
defaults to Category 3.

Properties notified: 56 properties were notified during the public notification
process.

Representations: Zero (0) representations were received.

Persons wishing to be NA

heard:

Summary of NA

Representations:

REFERRALS

Internal
NA
External
NA

ASSESSMENT

The subject land is located within the Neighbourhood Centre 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

Objectives 1,2&3
- 1,2,3,45,6,7,8, 10,
Advertisements Principles of Development Control | 11, 12, 13, 14, 15, 21 &
22
Design and Appearance Objectives L
9 P Principles of Development Control | -
Industrial Development Objectives 3
P Principles of Development Control | 1
Objectives 1
Interface between Land Uses Principles of Development Control | 1
Orderly and Sustainable Obijectives 1,3
Development Principles of Development Control | 1

Zone: Neighbourhood Centre Zone

Desired Character Statement: NA

Objectives

Ll L
NN
w
o

Principles of Development Control
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Policy Area: Hilton Policy Area 11

Desired Character Statement:

The centre at Hilton is intended to function as a neighbourhood centre facility with an emphasis
on civic, office and community facilities and shops to serve the daily and weekly needs of the
surrounding population.

The area on the southern side of Sir Donald Bradman Drive, west of Somerset Avenue,
identified as ‘Civic/Community’ on Concept Plan Map WeTo/19 - Hilton Neighbourhood
Centre, accommodates a range of civic, community and office facilities and associated car
parking. Buildings are positioned on the Sir Donald Bradman Drive and Brooker Terrace
boundaries.

The remaining area on both sides of Sir Donald Bradman Drive, identified as
‘Office/Commercial’ on Concept Plan Map WeTo/19 - Hilton Neighbourhood Centre will
accommodate small scale offices, bulky goods outlets, a range of recreation and community
uses, and multi-storey residential development. Development in this area will occur on
amalgamated sites with integrated features such as shared access points, driveways, car
parking areas, pedestrian connections and verandas and pergolas to the Sir Donald Bradman
Drive frontage.

Buildings located on the south side of Sir Donald Bradman Drive, Bagot Avenue and Brooker
Terrace frontages will be of a high architectural standard, accentuate the corner and be
designed in a manner which reflects and emphasizes the prominent and important role of Sir
Donald Bradman Drive as a gateway and major interconnection between the City and the
Adelaide Airport.

Buildings will focus on a direct and convenient pedestrian network within the policy area which
links the civic/community, office/commercial and retail core areas.

Car parking between shops and Sir Donald Bradman Drive, within the area identified as ‘Retail
Core’ on Concept Plan Map WeTo/19 - Hilton Neighbourhood Centre, will be minimised, with
landscaping and free standing buildings located to screen and soften the appearance of car
parking from Sir Donald Bradman Drive. Landscaping, including paving, tree planting and a
pedestrian linkage complementing the tree planting and landscaping on adjoining sections and
along the median dividers of Sir Donald Bradman Drive is envisaged.

Buffer features including building setbacks, landscape areas, 2 metre high screen fences and
screened or obscured building openings will be provided to residential zone boundaries and to
the Attrill Avenue frontage.

A characteristic style of formal street tree planting with large canopy trees on both sides of
Sir Donald Bradman Drive is envisaged.

Objectives 1

Principles of Development Control 1,2 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
TOTAL ADVERTISEMENT Not exceed 20% above 3.7 | 21.2m?/ 106m?
AREA (FRONT WALL) metres or above a canopy
Module: General Section : 20%
Advertisements
PDC 8 (b) Satisfies

QUALITATIVE ASSESSMENT

In assessing the merits of the application, the proposed development is required to be assessed
against the qualitative provisions in particular regarding signage and the incorporation of the small
service industry use.

Sighage
The application is non-complying as the degree of signage is greater than the prescribed non-
complying table for the Neighbourhood Centre Zone on page 196 of the Development Plan.

However when reviewed against Principle of Development Control 8 of Advertisements (General
Section), the degree of signage to the front fagade is considered to be consistent with this
provision.

The signage is considered to be in context with the building that has a street frontage toward
Sir Donald Bradman of around 30 metres with the two signs facing west having minimal visual
impact to Verran Avenue given the wall location and the shape of the building toward the side
street.

The building has already been painted blue and white in the corporate logo fashion and the
signage proposed in conjunction with this coloured theme is not considered to dominate the
building or the streetscape, especially given the surrounding buildings and associated signage.

The LED sign given that it is directed toward Sir Donald Bradman east bound traffic has the
potential of being a driver distraction. Static messages shall occur with a dwell time of a minimum
of 45 seconds to comply with DPTI's Advertising Signs Assessment Guidelines for Road Safety,
August 2014. This and the level of illumination of the sign can be conditioned in order not to be a
driver distraction.

Land Use and Zoning

The land use is essentially remaining as previously approved in 2009 - i.e. retail showroom, sales
and distribution and this use has operated on the subject site for some time. The building has
recently undergone alterations that have previously been approved in a recent development
application (211/1534/2015 Facade refurbishment).

The building will comprise showroom, call centre, warehouse with a small (33m?) section of the
warehouse to comprise a service area or 'service industry' that is ancillary to the retail use. First
floor contains offices, staff room and amenities.
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The incorporation of the service industry is considered to be minor and ancillary to the business
that is predominantly sales and warehousing of appliances. The area is used for repairs of
products and there are relevant waste bins in association with the business.

There are no implications in terms of carparking requirements given the continuation of the use.

SUMMARY

The proposed application is aligned with the Development Plan in terms of the Desired Character,
i.e. 'office/commercial’ for the Hilton Policy Area within the Neighbourhood Centre Zone with a
small ancillary industry component. The signage is considered to be proposed in context with the
building and surrounding businesses along Sir Donald Bradman Drive.

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan.

On balance the proposed development sufficiently accords with the relevant provisions contained
within the West Torrens Council Development Plan Consolidated 5 May 2016 and warrants
Development Plan Consent.

Attachments

1. Proposal plans
2. Statement of effect
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6.4 4 Cudmore Terrace, MARLESTON
Application No 211/1411/2016

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Combined Application: Land division - Community Title;
DAC No. 211/C189/16 (Unigue ID 56205), Create two (2)
additional allotments; and construction of three two storey
dwellings (one group dwelling and one residential flat
building comprising two dwellings)

VERSION

APPLICANT P Busolin
APPLICATION NO 211/1411/2016
LODGEMENT DATE 3 November 2016
ZONE Residential
POLICY AREA Medium Density Policy Area 19
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 2
REFERRALS Internal

= City Assets

External

= DAC

=  SA Water
DEVELOPMENT PLAN 5 May 2016

MEETING DATE

13 June 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. 211/1411/2016 by
Mr P Busolin to undertake a land division - Community Title DAC No 211/C189/16 (Unique ID

56205); and Create two (2) additional

allotments and construction of three two storey dwellings

(one group dwelling and one residential flat building comprising two dwellings) with associated
carport (UO1) and under main roof garages (U02 and U03) at 4 Cudmore Terrace, Marleston
(CT 5720/4) subject to the following conditions of consent:

DEVELOPMENT PLAN CONSENT
Council Conditions

1. The development must be undertaken and completed in accordance with the plans prepared
by design vision consulting, Drawn by NK, Sheet 1-7 and Plan of proposed Community

Division Survey Plan Ref No 16-257, Rev 03.

2. That all stormwater design and construction will be in accordance with Australian Standards
and recognised engineering best practices to ensure that stormwater does not adversely affect
any adjoining property or public road and for this purpose stormwater drainage will not at any

time:-
a) resultin the entry of water into a building; or
b) affect the stability of a building; or

c) create unhealthy or dangerous conditions on the site or within the building; or

d) flow or discharge into the land of an adjoining owner; and not flow across footpaths or

public ways.
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3. That any retaining walls be designed to accepted engineering standards, and not of timber
construction if retaining a difference in ground level exceeding 200mm.

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

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

6. External material and finishes must be low-light reflective.

7. The upper level of the southern elevation of Dwelling U01 and the upper levels of the northern
and southern elevations of Dwellings U02 and UO3 shall be provided with fixed obscure glass
to a minimum height of 1.7 metres above the upper floor to minimise the potential for
overlooking of adjoining properties, prior to occupation of the building. The glazing in these
windows shall be maintained in reasonable conditions at all times.

8. There shall be no fencing or solid barrier constructed between the common driveway and
Dwelling U01, within 7.0m of the eastern property boundary.

LAND DIVISION CONSENT
Council Conditions

1. That prior to the issue of Section 51 Clearance to this division approved herein, all existing
structures shall be removed from the proposed allotments.

DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS:

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

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

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

3. Payment of $13352 into the Planning and Development Fund (2 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, at Ground Floor,
101 Grenfell Street, Adelaide.

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

Page 147 Item 6.4



Development Assessment Panel Agenda 13 June 2017

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

o 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 211/1498/2016 (demolition of all structures)

SITE AND LOCALITY

The subiject site is commonly known as 4 Cudmore Terrace, Marleston. It has a frontage of 16.2
metres to Cudmore Terrace which is rectangular in shape and totals 716m2. The site currently
contains a single storey detached dwelling and outbuilding.

The prevailing character in the locality is detached dwellings on larger allotments with a number of
residential flat buildings and semi-detached dwellings or detached dwellings on allotments of
approximately 350m?2,

There are a number of industrial uses along Richmond Road, 60 metres north of the subject site.

The site and locality are shown on the following maps and aerial imagery.
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PROPOSAL
Combined Application: Land division - Community Title; DAC No. 211/C189/16 (Unique ID 56205),
to Create two additional allotments; and construction of three two-storey dwellings.

Application plans and details are contained in Attachment 1.

PUBLIC NOTIFICATION

The application is a Category 2 form of development pursuant to Section 38 of the Development
Act 1993 and Schedule 9 Part 2 (a) of the Development Regulations 2008.

Properties notified: Nine (9) properties were notified during the public notification
process.

Representations: One representation was received.

Persons wishing to be Nil representors identified that they wish to address the Panel.

heard:

Summary of Concerns were raised regarding the following matters;

Representations: e Concern regarding overlooking windows into their property;
e Parking to the front of street is already congested

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

REFERRALS

Internal

o City Assets

The original report is attached and dated 20 March 2017. This related to a previous plan. Since this
date, the plans have been amended and City Assets have offered the following advice:

Access and manoeuvring is considered to be satisfactory. There is one space short within the site
when assessed against the Development Plan requirements, however there is one undercover and
one visitor space provided for each dwelling which is considered reasonable. Finished floor levels
are considered satisfactory, stormwater and fencing between common driveway and can be
addressed by a condition.

External
e DAC
e SA Water

A full copy of the relevant reports are attached, refer Attachment 3.
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ASSESSMENT

The subject land is located within the Residential Zone as described in the West Torrens Council
Development Plan. The main provisions of the Development Plan which relate to the proposed

development are as follows:

General Section
Crime Prevention Opje(_:tlves 1
Principles of Development Control | 1, 2, 7
Objectives 1,2
Design and Appearance Principles of Development Control 12,39 10,11,12, 13,
14, 15, 20
Energy Efficiency Opje(_:tlves 1
Principles of Development Control | 1, 2, 3
Infrastructure Opje(_:tlves 1
Principles of Development Control | 1, 2, 3,4, 5,6, 8, 9
Land Division Ot_)je(_:tives 1,234
Principles of Development Control | 1, 2, 3, 4,5, 6, 8,9
Landscaping, Fences and Obijectives 2
Walls Principles of Development Control [ 1,2, 3,4, 6
Objectives 1,5,6
Natural Resources Principles of Development Control | 1, 2, 5, 7, 8, 9, 10, 11, 12,
13,14
Orderly and Sustainable Objectives 1,2,3,4,5
Development Principles of Development Control | 1
Objectives 1,234
. . Principles of Development Control | 1, 2, 3,4, 5, 6, 7, 8, 9, 10,
Residential Development P P 11, 12, 13, 16, 18, 19, 20
21, 27, 28, 29, 30, 31
Objectives 2
Transportation and Access Principles of Development Control | 10, 11, 23, 24, 32, 34, 35,
36, 44, 45

Zone: Residential Zone

Desired Character Statement:
This zone will contain predominantly residential development.

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.
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Objectives

1 A residential zone comprising a range of dwelling
types, including a minimum of 15 per cent affordable
housing.

2 Dwellings of various types at very low, low and
medium densities.

3 Increased dwelling densities in close proximity to
centres, public transport routes and public open spaces.

4 Development that contributes to the desired character
of the zone.

Principles of Development Control

1 The following forms of development are envisaged in
the zone:

= affordable housing

= domestic outbuilding in association with a dwelling

= dwelling

5 Development should not be undertaken unless it is
consistent with the desired character for the zone and
policy area.

7 Dwellings should be set back from allotment or site
boundaries to:

(a) contribute to the desired character of the relevant
policy area

(b) provide adequate visual privacy by separating
habitable rooms from pedestrian and vehicle movement.

10 Dwelling setbacks from side and rear boundaries
should be progressively increased as the height of the
building, (with the total wall height of the building being
measured from the existing ground level at the boundary
of the adjacent property as shown by Figure 1),
increases to:

(a) minimise the visual impact of buildings from adjoining
properties

(b) minimise the overshadowing of adjoining properties.

i *
)

R B \
f

Exdsting ground level of adjacent property

Figure 1

12 Side boundary walls in residential areas should be
limited in length and height to:

(a) minimise their visual impact on adjoining properties
(b) minimise the overshadowing of adjoining properties.
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Policy Area: Medium Density Policy Area 19

Desired Character Statement:

Allotments in this policy area will be at medium density, accommodating a range of dwelling types
including semi-detached, row and group dwellings, as well as some residential flat buildings and
some detached dwellings on small allotments. There will be a denser allotment pattern close to
centre zones where it is desirable for more residents to live and take advantage of the variety of
facilities focused on centre zones.

New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys,
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and
overlooking the Westside Bikeway, where buildings will be up to 3 storeys in height and provide a
strong presence to streets. Garages and carports will be located behind the front facade of
buildings.

Development will be interspersed with landscaping, particularly behind the main road frontage, to
enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.

Objectives 1 Development that contributes to the desired character
of the policy area.

Principles of Development Control 1 The following forms of development are envisaged
specifically in the policy area:

= affordable housing

= detached dwelling

» domestic outbuilding in association with a dwelling
= domestic structure

= dwelling addition

= group dwelling

= residential flat building

2 Development should not be undertaken unless it is
consistent with the desired character for the policy
area.

3 Dwellings should be designed within the following
parameters:
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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 Group Dwelling (within 400m | U01 - 220m2
Residential Zone of a Centre Zone) 170m?
Medium Density Policy Area 19 minimum Satisfies
PDC 5
Residential Flat building uo02 - 174m2
(within 400m of a Centre
Zone) 150m? average Satisfies
U03 - 167m2
Satisfies

SITE FRONTAGE

Residential Zone

Medium Density Policy Area 19
PDC 5

Group Dwelling - 9 metres

Residential flat building - 15
metres (for complete building)

UO1 - 10.4 metres
Satisfies
U02 and UO3 - 14.2 metres

Does not Satisfy by 5.3%

BUILDING HEIGHT
Residential Zone

Medium Density Policy Area 19
PDC 3

Allows up to 2 storeys or 8.5
metres

U01, U02, UO3 are 2 storeys
or 7.2 metres.

Satisfies

STREET SETBACK
Residential Zone

Medium Density Policy Area 19
PDC 3

3 metres

3 metres to UO1

Satisfies
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SIDE SETBACK FOR
DWELLINGS
Residential Zone
PDC 11

Wallls < or equal to 3 metres =
1 metre

Walls between 3 and 6
metres = 2 metres

Walls < or equal to 3 metres =
1 metre

Walls between 3 and 6
metres = 2 metres

uo1
Ground floor
Northern
e metres from the
stairwell wall to the
community title
boundary

Satisfies

¢ 0.4 metres from the
entry wall to the
community title
boundary

Does not Satisfy
Southern
e 1.0m to master robe,

ensuite, kitchen;

Satisfies

e Om for 5m length to
laundry, powder room.

Does not Satisfy
Upper floor
Northern

e 1.0m to retreat wall
Does not Satisfy
Southern

e 2.0mto bed 02 and

bed 03 wall

Satisfies

U002 and U03

Ground floor
Im

Satisfies

Upper floor
2m

Satisfies
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REAR SETBACK Rear U02 and U03

Residential Zone 6 metres 3.5 metres

Medium Density Policy Area 19

PDC 3 Does not Satisfy by 0.5
metre or 41.7%

SITE COVERAGE 60% 42% approximately

Residential Zone

Medium Density Policy Area 19 Satisfies
PDC 3
PRIVATE OPEN SPACE <300m2 allotments uol
General Section
Residential Development 24m2 of which 8 may 24.5m?
PDC 19 comprise balconies, roof Satisfies
patios and the like, provided
they have a minimum U02 and U03
dimension of 2 metres
28.8m?
Minimum dimension 4 metres | Satisfies

Minimum area at the rear or
side of the dwelling, directly
accessible from a habitable
room (square metres)

Minimum dimension 3.5
metres

Does not Satisfy by 0.5
metres or 12.5%

DOMESTIC STORAGE
Residential Development
PDC 31

8m?3 to be located in non-
habitable rooms

uo1l
6.5m?3

Does not Satisfy by 1.5m?or
18.9%

u02 - U03
10.8m3
Satisfies
LANDSCAPING 10% 13%
General Section
Landscaping, Fences and Walls Satisfies

PDC 4

CARPARKING SPACES
General Section
Transportation and Access
PDC 34

2 spaces per dwelling one
undercover and an additional
0.25 spaces per dwelling.

6 spaces provided

Does not Satisfy by 1 space
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QUALITATIVE ASSESSMENT

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

Site Area and Frontage

The proposal meets the required site areas. This is a medium density policy area and the allotment
sizes reflect this.

The frontage for the rear dwellings (U02 and U03) do not meet the frontage requirements for
residential flat buildings as per Medium Density Policy area 19 Principle of Development Control 5,
but this is considered to be a minor shortfall. There is a battleaxe form of development at

7 Cudmore Terrace that accommodates a single storey dwelling to the rear of the front detached
dwelling, this also displays a lesser frontage. Other divided allotments in the locality have a
frontage of around 8.5 metres, but this is where the allotments have been split centrally and from
the front to back of the allotments with regular parcels.

The lack of frontage for the rear dwellings is not considered to be fatal to the application, especially
given the manoeuvring works, the entrance to the site is adequate and there is landscaping along
the northern fence.

Setbacks

There are a number of minor shortfalls within the development with regards to setbacks. The rear
setback for U02 and UO3 do not meet the minimum private open space (General Section -
Residential Development, Principle of Development Control) or rear setback requirements
(Medium Density Policy Area 19, Principle of Development Control 3) for the policy area. The
private open space is off an internal dining area and ideally should have a larger minimum
dimension to achieve a more functional private open space area. The area could however still be
utilised by the future occupant for recreation, drying clothes or other.

While the rear dwellings (U02 and U03) achieve the minimum side setbacks, there are some side
setback shortfalls that are not achieved for Dwelling UO1. These are considered to be minor
shortfalls. The length proposed on the boundary of 6 Cudmore Terrace is to accommodate the
third toilet and laundry off the dining room. The height of this wall is around 2.7 metres and the
second storey is set in. The length of this section of wall is 5 metres. This is not considered to be
an unreasonable when consider that a complying shed could have a similar impact.

Overlooking and Overshadowing

The front dwelling (U01) of the development proposes upper floor windows that have been
proposed to be obscured where there is potential for overlooking, i.e. the southern elevation. The
three windows have either been raised to 1.7 metres or obscured below that height. It is
satisfactory that the other three elevations do not have overlooking treatment as the potential for
overlooking is within the development and directed within and sufficient distance to consider that
overlooking is negligible or toward the street.

The rear dwellings (U02 and U03) of the development do not have windows facing to the rear
therefore overlooking to the west is addressed. The southern and northern elevations have
windows set at 1.7 metres in height therefore addressing the concerns of overlooking for the
development. The front or eastern elevation has windows from a master bedroom for both
dwellings with two windows. While there is potential for some overlooking with regards to the
outside windows, it is considered to be reasonable. Clear windows in this location also adds the
advantage of surveillance to the internal areas of the development.
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Overall the development complies with Principle of Development Control 27 (General Section -
Residential Development) of the Development Plan.

The Development Plan uses a number of techniques to ensure that adequate daylight and sunlight
remains available to adjoining dwellings and private open space. The development mainly impacts
on 6 Cudmore Terrace in respect to overshadowing. It also affects three allotments at 3A, 5 and
5A Aldridge Terrace to a lesser degree.

There is a northern facing window on the dwelling at 6 Cudmore Terrace that would be in shadow
for the majority of the day during winter solstice. This would not meet Principle of Development
Control 10 of the General Section - Residential Development module of the Development Plan. A
large degree of the rear yard is also in shadow during winter solstice however it is not to a degree
that is contrary to Principle of Development Control 12 (b) (General Section - Residential
Development).

On balance, while it is considered that the development will have an impact on the amenity of the
adjoining allotment at 6 Cudmore Terrace in terms of overshadowing it still generally meets the
overshadowing provisions of the Development Plan.

Carparking Provisions

The development falls short in regards to carparking by one space. Each of the dwellings have one
undercover and one visitor space. Table WeTo/2 of the Development Plan prescribes two
carparking spaces per dwelling, one covered and an additional 0.25 spaces per dwelling. The
undersupply of one space is not considered to be fatal to the application. While the development
does not supply this space on site, there is the opportunity for an on street visitor space.

The development is also in close proximity to Richmond Road, a public transport route, which may
be utilised.

Design

The design of the buildings are considered to present reasonably well to the street. They are two
storey and the front dwelling contains some articulation with the fagcade. It is not desirable that the
rear dwellings have their access doors located to the side of the dwelling fagcade. This is not
aligned with Principle of Development Control 8 from General Section - Residential Development
however these dwellings are sited behind U01 and if the entrance were relocated, they would not
be visible from the street either.

Overall the design and appearance of the dwellings are considered to be satisfactory.
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SUMMARY

The development has a number of minor shortfalls in terms of achieving the desired setbacks, site
frontage for the rear two dwellings and provision of carparking. This is a revised plan that has
taken a number of amendments to 'improve the design' and reduce the shortfalls of the
development.

The development is within a medium density policy area and is offering residential development
that is considered to be consistent.

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 (City) Development Plan Consolidated 5 May 2016 and warrants Development Plan
Consent.

Attachments

1. Proposal Plans
2. Representation and Response to Representation
3. Internal and external referrals
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6.5

10A McCann Avenue, GLENELG NORTH

Application No 211/1438/2016

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL Construction a carport forward of the dwelling
APPLICANT SA Quality Home Improvements
APPLICATION NO 211/1438/2016
LODGEMENT DATE 24 November 2016
ZONE Residential Zone
POLICY AREA Low Density Policy Area 21
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal
= City Assets
External
= Nil
DEVELOPMENT PLAN 15 May 2016
VERSION
MEETING DATE 13 June 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 REFUSE Development Approval for Application No. 211/1438/2016 by SA
Quality Home Improvements to construct a carport forward of the dwelling at 10A McCann Ave,
Glenelg North (CT 5805/653) 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.

Design and Appearance Council Wide Principles of Development Control 13 & 15
Reason: The proposal does not have a co-ordinated appearance that maintains the
attractiveness of the locality and the dwelling entry point is not readily perceptible
form the public realm.

Landscaping, Fences and Walls Council Wide Objectives 2
Reason: The proposal will not be in keeping with the locality or the Desired
Character of the Policy Area.

Design and Appearance Council Wide Principles of Development Control 21
Reason: The proposal does not have a similar or compatible setback with buildings
on adjoining land.

Residential Development Council Wide Principles of Development Control 4, 8, 16
Reason: The proposal will detrimentally impact the visual amenity of the site and
locality.
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» Residential Zone Objective 4
Reason: The proposal does not contribute to the Desired Character of the Zone.

= Residential Zone Principles of Development Control 5 & 8
Reason: The proposal is not consistent with the Desired Character of the Zone and
Policy Area and it will not have a setback that is the same as one of the adjacent
buildings.

BACKGROUND

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

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

PREVIOUS OR RELATED APPLICATION(S)

211/84/2002 - Pergola
211/284/2000 - Land Division
211/1058/1999 - Two detached dwellings (Demolition of existing dwelling)

SITE AND LOCALITY

The land is irregular in shape and located in the south eastern corner of the McCann Avenue and
Orana Avenue intersection. It is formally described as Allotment 31 Deposited Plan 55327 in the
area named Glenelg North, more commonly known as 10a McCann Ave, Glenelg North.

With a primary frontage of 16.51m to McCann Ave and a secondary frontage to Orana Ave of
17.18m it results in an area of 334m2. There is currently a single storey detached dwelling
exhibiting a conventional design and a verandah constructed on the allotment. The dwelling is
setback approximately 3.9m from McCann Ave and 3m from Orana Ave.

The allotment has a single crossover in the south western corner of the allotment onto McCann
Ave. This leads to a double garage which has been built under the main roof of the dwelling.

The allotment is flat and formally landscaped with grass and shrubs. There are two mature street
trees in front of the property one on each of the street frontages.

The locality is residential in nature characterised by single storey detached dwellings at low
density. There are some examples of infill development on corner allotments such as the subject
site. There is a strong character in terms of dwelling setbacks, dwelling design and open vegetated
front gardens. All dwellings in the locality have carports or garages located behind the main face of
the dwellings and the older dwellings have only a single carport or garage.

The locality is not within a flood zone or aircraft noise area. Overall it is considered that the
prevailing character of the locality provides a high level of amenity for its residents.
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PROPOSAL
It is considered that the proposal is best described as follows:
"Construction of a carport and verandah forward of the dwelling
The proposal seeks to construct the carport forward of the dwelling and in front of the existing
garage. It will have a depth of 5.6m and a width of 3.65m. It will be built to the front boundary.

The verandah will provide a covered area from the carport to the front door.

The carport will be open on three sides and have a pitched roof.

REFERRALS

Internal
e City Assets

City Assets did not raise any concerns with the proposal.

ASSESSMENT

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

General Section

Crime Prevention Ot_)Je(_:tlves L
Principles of Development Control [ 1 & 2
Design and Appearance Opje(?tlves 182
Principles of Development Control | 1, 3,13 & 15
Landscaping, Fences and Obijectives 2
Walls Principles of Development Control | 6
Objectives 1
Residential Development Principles of Development Control | 4, 6, 7, 8, 14, 15, 16, 18,
19, 20, 21 & 35
Transportation and Access Objectives 2
Principles of Development Control | 23, 24, 34 & 44

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.
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Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 4

Principles of Development Control 1,4,5&8

Policy Area: Low Density Policy Area 21

Desired Character Statement:

This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).

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

Objectives 1

Principles of Development Control 1&2

QUANTITATIVE ASSESSMENT

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

DEVELOPMENT PLAN
PROVISIONS STANDARD ASSESSMENT

PRIMARY STREET SETBACK Up to 2m Om
Residential Zone - same as one of the adjacent
PDC 8 buildings Does Not Satisfy
SECONDARY STREET Vertical wall height 10.5m
SETBACK - Less than 3m - 2m (min.)
Residential Zone - 3m or greater - 3m (min.) Satisfies
PDC 9
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SIDE/REAR SETBACKS Side Om
Residential Zone
PDC 11 No requirement for carports or
verandahs
Rear 13.1m

No requirement for carports or
verandahs

BUILDING HEIGHT
Residential Zone
PDC 6

2 storeys or 6m

1 storeys or 2.7m

Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34

Detached, semi-detached,
row and multiple dwellings
- 2 car-parking spaces
required, 1 of which is
covered

No change to total number of
available car parks

Satisfies

QUALITATIVE ASSESSMENT

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

Visual dominance

The proposed carport will be built to the front boundary which will make it approximately 6.5m
further forward than the adjacent dwelling at 10 McCann Ave. 10, 10a & 12 are the only dwellings
in the locality which face McCann Avenue. The existing dwelling at 10a McCann is built forward of

both of the adjoining dwellings.

The Development Plan has several provisions which speak specifically of this type of development,

such as:

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:

Parameter Value

Maximum floor area

60 square metres

Maximum wall height

3 metres

Maximum building height

5 metres

road frontage

Minimum setback from a primary

Garages and carports sited no closer to the

primary road frontage than any part of its

associated dwelling

Outbuildings should not protrude forward of
any part of its associated dwelling
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Minimum setback from a secondary | 0.9 metres or in line with the existing dwelling
road frontage

Maximum length along the boundary | 8 metres or 50 per cent of the length along that
boundary (whichever is the lesser)

Maximum frontage width of garage No maximum
or carport with an opening facing a
rear access lane

Maximum frontage width of garage 6 metres or 50 per cent of the allotment
or carport opening facing the street | frontage, whichever is less

The Desired Character statement of the Residential Zone, Low Density policy Area 21 States:
"Garages and carports will be located behind the front facade of buildings."
As the proposal is set 4m forward of the dwelling, it does not meet these provisions.

There are also a number of other provisions which relate to the design and appearance of
development such as:

Obj 1 Development of a high design standard and appearance that responds to and
reinforces positive aspects of the local environment and built form.

PDC 13 Buildings, landscaping, paving and signage should have a co-ordinated
appearance that maintains and enhances the visual attractiveness of the locality.

PDC 21 Except in areas where a new character is desired, the setback of buildings from
public roads should:

(a) be similar to, or compatible with, setbacks of buildings on adjoining land and other
buildings in the locality

(b) contribute positively to the function, appearance and/or desired character of the locality.

The proposed carport is not considered to respond to or reinforce the local environment and built
form as it will be built to the front and side boundary, visually dominate the associated dwelling
(especially when viewed from the south) and if approved will allow similar setbacks on adjoining
the allotments.

It is acknowledged that there is a single carport and single garage built adjacent the street
boundary on the opposite side of McCann Avenue (see aerial image below). However due to the
design and orientation of the dwelling, it does not exhibit as much of an imposing visual element as
the proposed carport.
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Further, it is not considered that these structures are built forward of the dwelling due to the
direction that the dwelling is facing, this has been highlighted by the red arrow in the image above.
Also this property is in the City of Holdfast local government area so not governed by the West
Torrens Council Development Plan, therefore cannot be cited as an example of why this proposal
should be accepted. Council's historic aerial images show that the garage was built between 1949
and 1959. The adjacent lean to carport was built between 1979 and 1989.

Setbacks

The Development Plan and more specifically the Residential Zone has clear guidance as to how
close development should be setback from the front boundary. PDC 8 of the Residential Zone
states:

PDC 8 Except where specified in Medium Density Policy Area 18 and Medium Density
Policy Area 19, development (including any veranda, porch, etc) should be set back
from the primary road frontage in accordance with the following table:
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Setback difference Setback of new building
between buildings on
adjacent allotments

Up to 2 metres The same setback as one of the adjacent buildings,
as illustrated below:

When b - a< 2, zsethack of new dweling = aor b

Greater than 2 metres At least the average setback of the adjacent
buildings.

As described in the Quantitative Table above, the adjoining buildings at 10 & 12 McCann Ave are
setback 7m & 5.7m respectively. As they have setbacks within 2m of one another, the proposed
development should be the same as one of them. The existing dwelling is already at odds with this
provision as the portico is located further forward of these adjoining properties with a 3.84m
setback.

It is important to note that this provision relates to any part of the building, including veranda, porch
and the like. The proposed development does not meet this provision.

Visual Impact on Streetscape

The proposed carport will have a detrimental impact on the streetscape as it will be out of
character with the adjoining dwellings. It is considered to be a detrimental impact rather than a
positive one because it is forward of the dwelling, built to the front boundary and has a different
roof pitch to the associated dwelling.

If approved, it will be the first intrusion of such a development within the locality. Should this
development gain approval, it will have an effect on future development especially on the adjoining
properties. Assessment of an application against PDC 8 shown above, would allow a building on
an adjoining allotment to be constructed to the front boundary.

The Design and Appearance section of the Development Plan states:

Obj 1 Development of a high design standard and appearance that responds to and
reinforces positive aspects of the local environment and built form.

For the reasons given previously, it is not considered that the proposal is achieving this Objective.

SUMMARY

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is not considered to be seriously at variance with the Development Plan but on balance,
the proposed development does not sufficiently accord with the relevant provisions contained
within the West Torrens (City) Development Plan Consolidated 15 May 2017 and as such does not
warrant Development Plan Consent.

Attachments
1. Site Plan and Elevations
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6.6 17 Coral Sea Road, FULHAM
Application No 211/1578/2016

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Construction of two (2) single storey dwellings with garage

under main roof and demolition of existing dwelling and
associated structures

APPLICANT Russo Design and Construction
APPLICATION NO 211/1578/2016

LODGEMENT DATE 29 December 2016

ZONE Residential

POLICY AREA Low Density Policy Area 21

APPLICATION TYPE Merit

PUBLIC NOTIFICATION Category 1

REFERRALS Internal
= City Works (Amenity Officer) - Street Tree
External
= Nil

DEVELOPMENT PLAN 5 May 2016

VERSION

MEETING DATE 13 June 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 REFUSE Development Approval for Application No. 211/1578/2016 by Russo
Design and Construction to construct two(2) single storey dwellings with garage under main roof
and demolition of existing dwelling and associated structures at 17 Coral Sea Road, Fulham (CT
5652/746) for the following reasons:

1. The proposed development is contrary to
= Council Wide Principles of Development Control 16
Reason: The proposal will largely be dominated by garages, which will not have a
positive visual impact on the streetscape.

BACKGROUND

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

o 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,

o All applications where the assessing officer recommends refusal, shall be assessed and
determined by the DAP.
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Division of the subject land for one additional allotment was granted Development Approval by the
Development Assessment Panel (DAP) on the 11 April 2017. The boundaries of the allotments as

detailed within the plans of this land use application correspond with the boundaries of the recently
approved land division application (DA 211/1473/2016).

PREVIOUS OR RELATED APPLICATION(S)

DA 211/1473/2016 - Land division - Torrens Title; DAC No. 211/D203/16 (Unique ID 56380);
Create one (1) additional allotment - Development Approval Granted by DAP 11 April 2017.

SITE AND LOCALITY

The subject land is formally described as Allotment 347 Deposited Plan 6147 in the area named
Fulham, Hundred of Adelaide, Volume 5652 and Folio 746, or more commonly known as 17 Coral
Sea Road, Fulham. The subject land has a frontage to Coral Sea Road of 17.7 metres, a depth of
41.15 metres and a site area of 728 square metres. Currently existing on the site is a late 1950's
conventional hipped roof dwelling and an outbuilding.

The subject land is located on the southern side of Coral Sea Road, opposite the Coast Watchers
Park, Airport Over 50's Social Club and the Scout Association of Australia. Approximately 215
metres east of the subject land is the arterial road, Tapleys Hill Road, and the Local Centre Zone,
which contains non-residential uses such as personal service establishments and shops.

The locality comprises a mix of dwellings on allotments of varying sizes constructed predominantly
during the 1960s. Whilst the majority of dwellings within the locality are in the form of detached
dwellings there are some examples of other dwellings types including a residential flat building at
1/2 - 8/2 Halsey Road. Land layout and allotment pattern in the local area are not homogeneous.

The site and locality are shown on the following maps.
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PROPOSAL

The proposed development involves the construction of two (2) single storey detached dwellings,
each with a double garage and an alfresco attached to the rear of the dwelling. The internal layout

of each dwelling is the same and will contain an open plan living/dining and kitchen area, three
bedrooms, one ensuite and walk in wardrobe, one separate bathroom and a laundry.

The fagade of each dwelling will be the same. The dwellings will extend from boundary to

boundary.

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

o  City Works (Amenity Officer) - Street Tree Impact

Due to the street tree adjacent the site City Works would support the application if only single width

crossovers were to be established. The applicant has since amended the proposal so that this

concern has been addressed.

There are now no outstanding concerns with the current proposal.

ASSESSMENT

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

General Section

Crime Prevention Ot_)Je(_:tlves L
Principles of Development Control [ 1,2, 6 & 8
Objectives 1
Design and Appearance . 1,2,3,4,9, 12, 13, 14,
Principles of Development Control 15, 21 & 22
Energy Efficiency Opje(_:tlves 142
Principles of Development Control [ 1,2 & 3
Infrastructure Ot_)je(_:tives 1,283
Principles of Development Control [ 1,5, 6 & 8

Landscaping, Fences and
Walls

Objectives

Principles of Development Control

Orderly and Sustainable
Development

Objectives

Principles of Development Control

Residential Development

Objectives

Principles of Development Control

,2,3,4,5,6,7,8,9, 10,
1,12, 13, 14, 15, 16, 18,
9, 20, 21, 24,30 & 31

Transportation and Access

Objectives

N

Principles of Development Control

23, 24, 25, 30, 32, 33, 34,
35 & 44
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Zone: Residential Zone

Desired Character Statement:

"This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer".

Objectives 1,2,3&4
Principles of Development Control 1,56,7,8,10,11,12, 13 & 14

Policy Area: Low Density Policy Area 21

Desired Character Statement:

"This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).

There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage. In the area bounded by Henley
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.

Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
fagcade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and
the Linear Park will be complementary to existing dwellings through the incorporation of design
features such as pitched roofs, eaves and variation in the texture of building materials.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings".

Objectives 1

Principles of Development Control 1,2&4
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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 ASSESSMENT
PROVISIONS STANDARD
Residence 1 Residence 2
SITE AREA 350m2(min.) 364mz2 364m?2
Low Density Policy Area
21 PDC 4 (within 400m of Satisfies Satisfies
centre)
SITE FRONTAGE 9m 8.84m 8.84m
Low Density Policy Area
21 PDC 4 (within 400m of Does Not Satisfy Does Not Satisfy
centre) by 0.16m or 1.7% | by 0.16m or 1.7%
PRIMARY STREET Approx. 5.5m 4.6m 4.6m
SETBACK
Residential Zone Does not Satisfy Does not Satisfy
PDC 8 by 1.1m by 1.1m
SIDE/REAR SETBACKS Side East East
Residential Zone 0/1m (min.) 630mm - 930mm 630mm -930mm
PDC 11 and Entry/Lounge and Entry/Lounge
Wall on boundary Wall on boundary
4.7m (length) 4.7m (length)
West West
960mm & garage 960mm & garage
on boundary 8m on boundary 8m
(length) (length)
Does not satisfy Does not satisfy
as walls on both as walls on both
side boundary side boundary
Rear 6.7m 6.7m
3m (min.)
Satisfies Satisfies
BUILDING HEIGHT 2 storeys or 6m 1 storey 1 storey
Residential Zone
PDC 6 Satisfies Satisfies
INTERNAL FLOOR AREA | 3+ Bedroom, 100m2 (min.) 163.38m2 163.38m?
Residential Development
PDC 9 Satisfies Satisfies
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STORAGE
Residential Development
PDC 30

8m?3 (min)

Not detailed

Not detailed

PRIVATE OPEN SPACE
Residential Development
PDC 19

- 60m2 (min.), of which
10m2 may comprise
balconies, roof patios and
the like, provided they
have a minimum
dimension of 2m.
-Minimum dimension 4m.
- 16m? (min.) at the rear of
side of dwelling, directly
accessible from a
habitable room.

59m2 (total)
6.7m (min.
dimension)
59m?2 (accessed
from habitable
room)

Does Not Satisfy
by 1m?2

59m2 (total)
6.7m (min.
dimension)
59m2 (accessed
from habitable
room)

Does Not Satisfy
by 1m?2

CARPARKING SPACES
Transportation and
Access

PDC 34

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

3 spaces provided
(2 covered in
garage)

Satisfies

3 spaces provided
(2 covered in
garage)

Satisfies

QUALITATIVE ASSESSMENT

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

Site Frontage

The site frontages were considered by the DAP at the time the associated land division

(DA 211/1473/2016) application was deliberated during the 11 April 2017 meeting. The land
division was approved so it can be assumed that the deficiency of 1.7% was not considered to be
detrimental. In any case the frontage width deficiency of 0.16m is considered to be relatively minor
as this difference will not be discernible from the public realm.

Design and Appearance

The proposed dwellings are compatible with existing development within the locality with regards to
bulk and scale. In addition, elements of the dwelling style, such as the roof form, materials and
finishes of render and brick and square porticos are similar to that of existing dwellings along the
streetscape, for example, 13 and 19/19A Coral Sea Road (Residential Development, Principle of
Development Control (PDC) 4).
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The garage element of the dwellings 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:

The proposed development will result in each dwelling have a garage which has an opening width
that is greater than 50% of the respective allotment frontage width. The total door width for each
allotment is 4.8metres and half of the allotment frontage width is 4.4metres.

Although the expanse of the garage is broken up by a pillar between the doors and offsetting one
door from the other, 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 66% of the entire width of each
allotment. Due to the narrowness of the allotments, the dwellings are built boundary to boundary.
Whilst building boundary to boundary enables the entry/lounge component to be wider to assist
with offsetting the garage portion of the dwelling, it doesn’t allow for separation between the
buildings.

The existing dwellings at 19 Coral Sea Drive, which were approved in 2003, are an excellent
example of why the provisions regarding garage width and garage dominance were introduced into
the Development Plan.

The proposed dwellings are also setback closer to the street than the dwelling located on the
adjoining allotment to the west and the dwelling yet to be built but recently approved to the east
(DA 211/4/2017). This heightens the impact of the double garage component of the dwellings as
this feature will be more prominent along the streetscape than compared to the majority of other
dwellings. The deficiency relating to the front setback is discussed under the upcoming section.
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Front Setback

The front setback of the proposed dwellings is closer than the average setback of the buildings on
the adjoining properties. The proposed dwellings should be setback 5.5 metres from the front
boundary in this instance they are proposed to be setback 4.6 metres resulting in a 1.1metre
deficiency.

When considering the front setback more broadly, and comparing it with the front setbacks of other
buildings along the streetscape the deficiency is not considered to be a large departure.

This is because the building line along the southern side of Coral Sea Avenue is staggered and
towards the eastern end of the street there is structures setback as close as 4metres.

Side Setbacks

Generally the development satisfies the Development Plan provisions with regard to side setbacks,
except for the Residential Zone PDC 13 where it is stated that boundary walls should only be
constructed along one side boundary. The development will not result in any separation between
the proposed dwellings, however, separation to the development on the adjoining allotments is
maintained as the buildings are offset from the side boundaries. Maintaining separation between
the two proposed dwellings is not considered to be detrimental to the proposal as buildings such as
semi-detached dwellings and row dwelling are an envisaged land use within the policy area.

The boundary walls will not cause any unreasonable visual or overshadowing impacts on the
adjoining properties as they are either located to abut a simultaneously built wall, are not adjacent
any north facing windows, will not obstruct any highly regarded views (as the will be adjacent to the
front side portions of the neighboring dwellings), are single storey in height (max 3m) (Design and
Appearance PDC3).

Private Open Space

The total amount of private open space provided for each dwelling is deficient by 1 square metre.
This deficiency is not considered to be detrimental to the proposal as it is not a considerable
amount which will diminish the amenity for the future occupants given that:

The area provided is overall of a useable size and shape;

It is located at the 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 adjacent the Coast Watcher's Park, a public open space,
which will be useable for the occupiers for leisure (Residential Development, PDC18).

Domestic Storage
The Development Plan includes the following PDC with regard to domestic storage:

General Section, Residential Development PDC 31,

"A dwelling should incorporate a minimum storage area of 8 cubic metres for goods and chattels,
other than food and clothing, within at least one of the following:

(a) a non habitable room of the dwelling

(b) a garage, carport or outbuilding

(c) an on-site communal facility".

Whilst there is no specific area or structure indicated on the plans dedicated to domestic storage, a
double garage has been proposed where only a single is required, subsequently half of the garage
could be considered to be domestic storage space, exceeding the 3m* minimum requirement.

Page 202 Item 6.6



Development Assessment Panel Agenda 13 June 2017

SUMMARY

The proposed development is an envisaged form of development within the Residential Zone and
Low Density Policy Area 21, and is mostly and orderly and functional development. However,
garage width and dominance is considered to be contrary to the Development Plan policy with
regard to visual amenity.

It is acknowledged that there are similar dwellings established in close proximity to the subject
allotments (19 and 19A Coral Sea Road), however, in this instance the allotments that support that
type of built form are wider (approximately 10 & 11 metres), the buildings do not extend from
boundary to boundary, and the front setback of the dwellings are greater so to not be as imposing.

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 and Details
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6.7 23A Rowells Road, LOCKLEYS

Application No

211/1008/2015/C

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Construction of two (2), two-storey semi-detached
dwellings, associated garages and verandahs (alfrescos)
and Land Division DAC 211/D020/16 - Creation of one (1)
additional Torrens Title allotment and the creation of
carriageway easements A & B - AMENDMENT - alteration
to dwelling at 23A Rowells Road and further staging to
enable 23 & 23A to gain development approval at different
times.

APPLICANT Yogo Design and Consulting Pty Ltd
APPLICATION NO 211/1008/2015/C
LODGEMENT DATE 4 May 2017
ZONE Residential
POLICY AREA Low Density Policy Area 21
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal

= Nil

External

= Nil

DEVELOPMENT PLAN
VERSION

25 June 2015

MEETING DATE

13 June 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. 211/1008/2015 by
D'Andrea & Associates to undertake the construction of two (2) two-storey semi-detached
dwellings, associated garages and verandahs (alfresco)s and Land Division DAC 211/D020/16 -

Creation of one (1) additional torrens title allotment and the creation of carriageway easements A &

B - AMENDMENT - alteration to dwelling at 23A Rowells Road and further staging to enable 23 &
23A to gain development approval at different times. at No. 23 Rowells Road, Lockleys (CT
5197/849) subject to the following conditions:

DEVELOPMENT PLAN CONSENT

COUNCIL CONDITIONS:

1. The development shall be undertaken and completed in accordance with the plans and

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

Standards and recognised engineering best practices to ensure that stormwater does not

adversely affect any adjoining property or public road and for this purpose stormwater

drainage shall not at any time:-

a) Resultin the entry of water into a building; or

b) Affect the stability of a building; or

c) Create unhealthy or dangerous conditions on the site or within the building; or

d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or
public ways.

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.

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.

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

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

Council requires one business day’s notice of the following stages of building work:
e Commencement of building work on site

¢ Commencement of placement of any structural concrete

e Completion of wall and roof framing prior to the installation of linings

e Completion of building work

DEPARTMENT OF PLANNING, TRANSPORT & INFRASTRUCTURE (TRANSPORT DIVISION)

CONDITIONS:

8. The obsolete crossover shall be closed and reinstated to Council standard kerb & gutter at
the applicant's expense.

9. All vehicles must enter and exit Rowells Road in a forward direction.

10. Rights of way A & B shall remain clear of any impediments to vehicle manoeuvring
(such fences, vegetation, meters and parked cars).

11. Stormwater run-off shall be collected on-site and discharged without jeopardising the safety

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

DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS:

Nil
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LAND DIVISION CONSENT
COUNCIL CONDITIONS:

1. Development is to take place in accordance with the plans prepared by Bartlett Drafting &
Development (Drawing GB2115DA, Revision 3, dated 12/02/16 relating to Development
Application No. 211/1008/2015 (DAC 211/D020/16).

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

DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS:

3. The financial requirements of the SA Water Corporation shall be met for the provision of
water supply and sewerage services (SA Water H0042972).

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

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

4, Payment of $6,488 into the Planning and Development Fund (1 allotment @
$6,488/allotment). Payment may be made by credit card via the internet at
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the Development
Assessment Commission marked "Not Negotiable" and sent to GPO Box 1815, Adelaide
5001 or in person, at Ground Floor, 101 Grenfell Street, Adelaide.

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

BACKGROUND

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

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

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

PREVIOUS OR RELATED APPLICATION(S)

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

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

The subject site is rectangular in shape and is located on the western side of Rowells Road
Lockleys, between Hereford Street & Henley Beach Road which is a major transport corridor. It has
a frontage width of 17.68 metres to Rowells Road and a depth of 45.72 metres, resulting in an
overall site area of approximately 808m?>.

The site is currently occupied by a 1950's single storey detached dwelling and ancillary
outbuildings.

Topographically the site is relatively flat.

No regulated trees are located on the site or adjoining the site that may be affected as part of the
proposed development. There is one (1) juvenile street tree located on the verge directly in front of
the site that will be impacted as a result of the proposed development.

Vehicle access to the site is currently provided via an existing single width crossover located near
the site's northern boundary.

The existing neighbourhood comprises primarily detached dwellings (circa 1950's) constructed of
brick, stone or render with pitched and skillion roofs and some newer infill development comprising
detached dwellings, semi-detached dwellings and group dwellings. Existing dwellings are
predominantly single storey, however there are some examples of two-storey dwellings to a lesser
degree in the locality.

All surrounding land uses are residential, with the exception of the former Lockleys Kindergarten
located to the south-east of the site.

Areas of allotments within the locality range from 362m? to 1668m? and frontage widths range from
approximately 9-37 metres.

The subject site is located within 400 metres of the Local Centre Zone on the corner of Henley
Beach Road and Rowells Road.

The site and locality are shown on the following maps.
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PROPOSAL

The current proposal includes the following changes to the existing consent plans:
¢ Double garage with 5.0m panel lift door (formerly two single widther doors, with the most
northern door being set back to give additional articulation to front facade)
e Minor changes to ground floor plan
e Minor changes to upper floor plan
e Staging to enable the two dwellings to gain development approval separately

The currently proposed plans can be found in Attachment 1, the previously approved plans can be
found in Attachment 2.

PUBLIC NOTIFICATION

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

ASSESSMENT

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

General Section
Crime Prevention Ot_)Je(_:tlves L
Principles of Development Control | 1,2,3,7 &8
Objectives 1&2
Design and Appearance . 1,2,3,9 10,12, 13, 14,
Principles of Development Control 15 21'& 22
Energy Efficiency Opje(_:tlves 1&2
Principles of Development Control | 1,2 & 3
Land Division Ot_)je(_:tives 1,2,3&4
Principles of Development Control | 1, 2, 4,5, 6, 8, 12, 16
Landscaping, Fences and Obijectives 1&2
Walls Principles of Development Control | 1,2, 3,4 &6
Orderly and Sustainable Obijectives 1,2,3,4&5
Development Principles of Development Control | 1 & 3
Objectives 1,2,3,4&5
- : Principles of Development Control | 1, 3,4,5,6, 7,8, 9, 10, 11,
Residential Development P P 1213 14,18, 19, 20, 21,
27, 28, 29, 30, 31, 32, 33
Objectives 2
Transportation and Access Principles of Development Control | 1, 2, 8, 9, 10, 11, 23, 24,
30, 34, 35, 36, 37 & 44
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Zone: Residential Zone

Desired Character Statement:

“This zone will contain predominantly residential development. There may also be some small
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer”.

Objectives 1,2,3&4
Principles of Development Control 1,56,7,10,11,12 & 13

Policy Area: Low Density Policy Area 21

Desired Character Statement:

"This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).

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

Objectives 1

Principles of Development Control 1,2,4,6
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QUANTITATIVE ASSESSMENT

The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below, please note that none of these dimensions have changed since

the previous consent:

DEVELOPMENT PLAN

PROVISIONS STANDARD PROPOSED
SITE AREA Semi-detached dwelling 404m?
Low Density Policy Area 21 350m? (minimum)
PDC 4
Satisfies
ALLOTMENT AREA 420m2 (minimum) 404m?2

Low Density Policy Area 21
PDC 6

Does Not Satisfy by 4%

FRONTAGE
Low Density Policy Area 21
PDC 4

Semi-detached dwelling
9m

8.84 metres

Does Not Satisfy

PRIMARY STREET SETBACK The same setback as one of 10.9m
Residential Zone the adjacent buildings

PDC 8 9.8m Satisfies
SIDE/REAR SETBACKS Side Side

Residential Zone
PDC 11

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

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

0.91m (Ground Floor)
Does Not Satisfy

3.85m (Upper Floor)
Satisfies

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

Satisfies
BUILDING HEIGHT
Residential Zone 2 storeys 2 storeys
PDC 6

Satisfies

INTERNAL FLOOR AREA
Residential Development
PDC 9

3+ Bedrooms -
100m2 (min.)

Dwellings 1 & 2 - 215m? each

Satisfies
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PRIVATE OPEN SPACE
Residential Development
PDC 19

- 60m2 (min.), of which 8m?2
may comprise balconies, roof
patios and the like, provided

they have a minimum
dimension of 2m.

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

Dwelling 1 - 89m?
Dwelling 2 - 89m?

including at least 16m? directly

accessible from habitable room

with minimum dimension 4m
Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34

2 spaces per dwelling = 4 car
parking spaces

4 car parking spaces

Satisfies

OVERLOOKING
Residential Development
PDC 37

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

windows or private open space
require sill height or permanent
screen minimum of 1.7m
above floor level

Satisfies

OVERSHADOWING
Residential Development
PDC 10, 11, 12, 13

Protect winter sunlight to
adjacent dwellings' north
facing windows, private open
space and solar panels

Satisfies - Private Open Space
Does Not Satisfy - North
Facing Window

DISCUSSION

The only change of note to the proposal is the change to the garage.

The garage element of the dwellings 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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As a result of the amended plan, the proposal now exceeds the maximum frontage width of a
garage or carport opening facing the street by 2%. It is not considered that this 2% exceedance
within the context of this locality is enough to recommend refusal for this proposal.

SUMMARY

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan. On balance the
proposed development sufficiently accords with the relevant provisions contained within the West
Torrens Council Development Plan Consolidated 5 May 2016 and warrants Development Plan
Consent.

Attachments

1. Amended Proposal
2. Original Proposal
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6.8 51 Watson Avenue, NETLEY SA 5037

Application No

211/163/2017

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Combined Application: Land division - Torrens Title; DAC
No. 211/D011/17 (Unique ID 56967), Create one(1)
additional allotment; and construction of two(2) single-
storey dwellings

APPLICANT Mundy Developments
APPLICATION NO 211/163/2017
LODGEMENT DATE 30/01/2017

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 20

APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal
= City Assets
External
= DAC
=  SA Water
DEVELOPMENT PLAN 5 May 2016

VERSION

MEETING DATE

13 June 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 REFUSE Development Approval for Application No. 211/163/2017 by Mundy
Developments for Combined Application: Land division - Torrens Title; DAC No. 211/D011/17
(Unique ID 56967), Create one (1) additional allotment; and construction of two (2)x single-storey
dwellings at 51 Watson Avenue, Netley (CT 5629/783) for the following reasons:

The proposed development is contrary to

Land Division Module Council Wide Objectives 2
Reason: Resulting allotments will not be suitable for intended use
Land Division Module Council Wide Principles of Development Control 2a & 5
Reason: Resulting allotments will not be suitable for intended use
Residential Development Module Council Wide Principles of Development Control 30
Reason: Resulting dwellings will not provide sufficient storage
Residential Zone Objective 4
Reason: Will not contribute to the Desired Character of the Zone
Residential Zone Principles of Development Control 5 & 8
Reason: Will not contribute to the Desired Character of the Zone
Low Density Policy Area 20 Objective 1
Reason: Will not contribute to the Desired Character of the Policy Area
Low Density Policy Area 20 Principles of Development Control 2, 3 & 5
Reason: Will not meet minimum allotment widths
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BACKGROUND

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

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

e 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,

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

PREVIOUS OR RELATED APPLICATIONS

DA 211/1311/2015 - Land Division Torrens Title, DAC No. - 211/D158/15, Create One (1)
Additional Allotment - Refused by the DAP on 9 February 2016, an appeal was lodged by the
applicant and subsequently withdrawn without going to hearing (see Attachment 3). The reasons
for refusal were:

The proposed development is contrary to

= Land Division Module Council Wide Objectives 2
Reason: Resulting allotments will not be suitable for intended use

= Land Division Module Council Wide Principles of Development Control 2a & 5
Reason: Resulting allotments will not be suitable for intended use

= Residential Zone Objective 4
Reason: Will not contribute to the Desired Character of the Zone

= Residential Zone Principles of Development Control 5
Reason: Will not contribute to the Desired Character of the Zone

= Low Density Policy Area 22 Objective 1
Reason: Will not contribute to the Desired Character of the Policy Area

= Low Density Policy Area 22 Principles of Development Control 2, 3 & 5
Reason: Will not meet minimum allotment widths

DA 211/1427/2015 - Demolition of existing dwelling and the construction of two detached dwellings
- Was submitted as a "residential code" application, Council refused to receive it as such. The
applicant appealed this decision to the ERD Court and the Court upheld Council's decision (see
Attachment 4)
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SITE AND LOCALITY

The subject site is described as Allotment 6 Deposited Plan 5900 in the area named Netley as
contained in Certificate of Title Volume 5629 Folio 783. The land is more commonly known as 51
Watson Avenue, Netley/

The subject land has a frontage of 18.59 metres to Watson Avenue and the total area of the
subject land is 703sgm. The land currently accommodates a 1960's conventional yellow brick,
hipped roof dwelling.

The subject site is located within the Residential Zone and more particularly Residential Policy
Area 20. It is located opposite the Adelaide Airport.

The locality is predominately characterised by detached dwellings constructed in the 1960s on
relatively large, rectilinear allotments with wide frontages as demonstrated in the following table:

Address Site Area m? | Frontage Width m

45 Watson Avenue 610 21

47 Watson Avenue 703 18.6

49 Watson Avenue 703 18.6

51 Watson Avenue 703 18.6 | Subject Site

?? Watson Avenue 352 9.3 | Proposed Allotment
?? Watson Avenue 351 9.29 | Proposed Allotment
53 Watson Avenue 703 18.6

55 Watson Avenue 703 18.6

57 Watson Avenue 703 18.6

59 Watson Avenue 703 18.6

61 Watson Avenue 733 19.4

NB - Yellow highlight = less than minimum sought in Development Plan
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PROPOSAL

The development application seeks consent to create two Torrens Title allotments from one
existing Torrens Title allotment.

Proposed Allotment 100 has a site area of 352 square metres with street frontages of 9.3 metres to
Watson Avenue. Proposed Allotment 101 has a site area of 351 square metres with street
frontages of 9.29 metres to Watson Avenue. There is an established crossover which can enable
vehicle access to proposed Allotment 100.

A copy of the documents supplied with the development application are attached, refer
Attachment 1.

REFERRALS

Internal

o City Assets & Amenity Officer

Concerns were raised regarding the following matters;

e The accuracy of the originally submitted plans particularly with regard to the location of the

street tree

The following concerns remain outstanding;
e Nil

External

Pursuant to Section 37 and Schedule 8 of the Development Act and Regulations, the application
was referred to

e Development Assessment Commission & SA Water
No concerns were raised standard conditions were recommended

A full copy of the relevant reports are attached, refer Attachment 2.

ASSESSMENT

The subject land is located within the Residential Zone as described in the West Torrens Council
Development Plan. The main provisions of the Development Plan which relate to the proposed
development are as follows:

General Section

Building near Airfields Objectives 1
9 Principles of Development Control | 1,2, 3,4,5,6 &7
Objectives 1
Crime Prevention Principles of Development Control ioz 3,4,5,6789¢&
Objectives 2

1,2,3,4,5/6,7,8,9, 10,
Principles of Development Control | 11, 12, 13, 14, 15, 16, 17,
18,19 & 20

Design and Appearance

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

Energy Efficiency
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1,2,3,4,56,7,8,9&

Objectives
Hazards 10
Principles of Development Control 1,234,586 788910,
11,12, 13, 14 & 15
Objectives 1,2,3,4&5
Infrastructure 1,2,3,4,5/6,7,8,9, 10,

Principles of Development Control

11 & 12

Objectives 1&2
Interface between Land Uses Principles of Development Control [ 1,2, 3,4,5,6,7 &8
Objectives 1,2,3&4

Land Division

Principles of Development Control

1,2,3,4,56,7,8,9, 10,
11, 12, 13, 14, 15, 16, 17,

18,19, 20 & 21
Landscaping, Fences and Objectives 1&2
Walls Principles of Development Control | 1, 2, 3, 4,5 & 6
Orderly and Sustainable Obijectives 1,2,3,4&5
Development Principles of Development Control | 1, 2, 3,4, 5,6, 7 & 8
Regulated Trees Ot_)Je(_:tlves 182
Principles of Development Control [ 1,2 & 3
Objectives 1,2,3,4&5
Principles of Development Control | 1, 2, 3,4, 5, 6, 7, 8, 9, 10,
11, 12, 13, 14, 15, 16, 17,
18, 19, 20, 21, 22, 23, 24,

Residential Development

25, 26, 27, 28, 29, 30, 31,
32, 33, 34, 35, 36, 37, 38,
39, 40, 41, 42, 43, 44, 45,
46, 47, 48, 49, 50, 51, 52,
53, 54, 55 & 56

Transportation and Access

Objectives

1,2,3,4&5

Principles of Development Control

1,2,3,4,56,7,8,9, 10,
11, 12, 13, 14, 15, 16, 17,
18, 19, 20, 21, 22, 23, 24,
25, 26, 27, 28, 29, 30, 31,
32, 33, 34, 35, 36, 37, 38,
39,40 & 41

Waste

Objectives

1&2

Principles of Development Control

1,2,3,4,5/6,7,8,9, 10,
11,12,13,14,15& 16

Waste Management Facilities

Objectives

1,2&3

Principles of Development Control

1,2,3,4,5/6,7,8,9, 10,
11, 12, 13, 14, 15, 16, 17
& 18
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Zone: Residential

Desired Character:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1,2,3&4

Principles of Development Control 5&7

Policy Area: Residential Policy Area 20

Desired Character:

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
fagcade 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&5
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QUANTITATIVE ASSESSMENT

The proposal is assessed for consistency with the prescriptive requirements of the Development

Plan as outlined in the table below:

DEVELOPMENT PLAN

PROVISIONS STANDARD ASSESSMENT
SITE AREA Detached Dwelling 351 & 352m?2
Low Density Policy Area 20 340m2(min.)
PDC 3 Satisfies
SITE FRONTAGE Detached Dwelling 10m 9.30 & 9.29m

Low Density Policy Area 20
PDC 3

Not Satisfied by 7%

PRIMARY STREET SETBACK Up to 2m 6.65m

Residential Zone same as one of the adjacent

PDC 8 buildings Does Not Satisfy 6.4%
7.1mor 7.3m

SIDE/REAR SETBACKS Side 0.9m each side

Residential Zone
PDC 11

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

Rear
3m (min.)(ground floor)

Does Not Satisfy by 10%
6.45m

Satisfies

BUILDING HEIGHT
Residential Zone

2 storeys or 6m

1 storey or 3.0m

PDC 6 Satisfies
INTERNAL FLOOR AREA 3+ Bedroom, 100m? (min.) 144m?2
Residential Development

PDC 9 Satisfies

PRIVATE OPEN SPACE
Residential Development
PDC 19

300-500m2
- 60m2 (min.), of which 10m?2
may comprise balconies, roof
patios and the like, provided
they have a minimum
dimension of 2m.
-Minimum dimension 4m.

- 16m?2 (min.) at the rear of
side of dwelling, directly
accessible from a habitable
room.

60m? (total)
6.45m (min. dimension)
60m?2 (accessed from
habitable room)

Satisfies
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STORAGE 8m3 3.5m3
Residential Development
PDC 30 Does not Satisfy by 56%
CARPARKING SPACES Detached, semi-detached, 4 spaces provided
Transportation and Access row and multiple dwellings
PDC 34 - 2 car-parking spaces Satisfies

required, 1 of which is

covered

QUALITATIVE ASSESSMENT

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

Frontage Widths

The proposal does not meet the minimum frontage with of 10.0 metres as sought by the
Development Plan. As detailed in the locality description the existing streetscape is entirely
consistent with virtually all sites having a frontage width of 18.6 metres. To allow 9.3 metre
frontages for this site will effectively allow 9.3 metre frontage widths for every site within the locality
and will have the effect of creating a locality that does not meet the desired minimums of the
Development Plan.

Primary Street Setback

Watson Avenue has a very consistent street setback, even the existing house on the site (although
not perpendicular to the front boundary) has a setback of 8.6m at its closest point to the street.
Visual impacts that result from the increased density will be further amplified by the reduced street
setback.

Side/Rear Setbacks

PDC 11 seeks side boundary setbacks of a minimum of 1.0m. Whilst the 10% shortfall as
proposed with this development is not seen as of itself a reason for refusal, it is considered that the
shortfall is a symptom of the proposed narrowness of the allotments.

Storage
The Development Plan includes the following PDC with regard to domestic storage:

General Section, Residential Development PDC 31,

"A dwelling should incorporate a minimum storage area of 8 cubic metres for goods and chattels,
other than food and clothing, within at least one of the following:

(a) a non habitable room of the dwelling

(b) a garage, carport or outbuilding

(c) an on-site communal facility".

There is provision for domestic storage in the garage and the hallway of the dwelling, unfortunately
the rear private open space only just achieves the Development Plan's minimums, therefore there
is no space left available to install a garden shed or similar without reducing the available private
open space.
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SUMMARY

The proposed development is an envisaged form of development within the Residential Zone and
Low Density Policy Area 20, however, the allotment widths in this very consistent locality is
considered to be contrary to the Development Plan policy with regard to subdivision.

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 Proposal & Consultant's Report

2. Referral Responses

3. Previous DAP Report (Land Division)

4 ERD Court Judgement (Nature of Development)
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Arboricultural Assessment of Street Trees

FROM THE TECHNICAL OFFICER
| have examined the plans as requested and provide comments as follow.

As with all development applications it must be proven beyond reasonable doubt that all
alternatives have been explored so not to hinder the progress and development of any street
tree(s).

Any proposed development that does not consider “AS4970 Protection of Trees on
Development Sites”, is likely to require revision until all plans accurately correspond with the
specific tree information detailed in this standard.

Verge interaction must consider all services across council land including stormwater outlets
{and other) which will need to be maintained a minimum of 2.0m from any existing street tree
{unless otherwise negotiated) and must be indicated/documented for approval by City Works.

As a result of the proposal initial investigations have identified there will be minor
conflict with an existing Corymbia ficifolia (red flowering gum} street tree.

It is noted for the Eastern most dwelling there is 5.9m from the eastern most property
boundary to the Corymbia ficifolia (red flowering gum) street tree. With a minimum
offset of 2.0m from the street tree this will only leave 3.9m for the crossover and the
stormwater outlet.

With the western most dwelling the location off the crossover on the proposed eastern
boundary will have an offset from the street tree of 2.3m.

City Works will support the proposal in its current form maintaining a 2.0m offset
from the Corymbia ficifolia (red flowering gum) street tree for the proposed
crossovers and any stormwater connections.

Please note, under no circumstances is any individuals other than council staff permitted to
interfere with a street tree. If pruning etc. is required, council must be notified via the
appropriate customer request, and council staff will perform all works associated with the
community asset.

Final crossover locations will be confirmed once appropriate written correspondence has
been received from the applicant and they have submitted “an application to construct a
vehicle crossing place(s) across council land”.

Rick Holmes

Arboriculture Assistant

165 Sir Donald Bradman Drive
Hilton SA 5033

DATE: 14/03/2017
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DEVELOPMENT ASSESSMENT PANEL
9 February 2016

Page 132

6.6 51 Watson Avenue, NETLEY

Application No.

211/1311/2015

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL Create one additional allotment
APPLICANT R/L Mundy Trust
APPLICATION NO 211/1311/2015
LODGEMENT DATE 29 October 2015
ZONE Residential Zone
POLICY AREA Policy Area 20
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal

= Nil

External

= DAC & SA Water
DEVELOPMENT PLAN 18 June 2015
VERSION
MEETING DATE 9 February 2016
RECOMMENDATION REFUSE

BACKGROUND

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

following reasons:

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

e  All applications where the assessing officer recommends refusal, shall be assessed and

determined by the DAP.

PREVIOUS or RELATED APPLICATION

Nil

SITE AND LOCALITY

The subject site is described as Allotment 6 Deposited Plan 5900 in the area named Netley as
contained in Certificate of Title Volume 5629 Folio 783. The land is more commonly known as 51

Watson Avenue, Netley/

The subject land has a frontage of 18.59 metres to Watson Avenue and the total area of the
subject land is 703sqm. The land currently accommodates a 1960's conventional yellow brick,

hipped roof dwelling.

The subject site is located within the Residential Zone and more particularly Residential Policy
Area 20. It is located opposite the Adelaide Airport.
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DEVELOPMENT ASSESSMENT PANEL
9 February 2016 Page 136

PROPOSAL

The development application seeks consent to create two Torrens Title allotments from one
existing Torrens Title allotment.

Proposed Allotment 100 has a site area of 352 square metres with street frontages of 9.3 metres
to Watson Avenue. Proposed Allotment 101 has a site area of 351 square metres with street
frontages of 9.29 metres to Watson Avenue. There is an established crossover which can enable
vehicle access to proposed Allotment 100.

A copy of the documents supplied with the development application are attached, refer
Attachment 1.

PUBLIC NOTIFICATION

Application for 211/1311/2015 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
Section of the West Torrens Council Development Plan.

REFERRALS

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 issued.

Full copies of the relevant reports are contained in Attachment 2.

ASSESSMENT

The subject land is located within the Residential Zone as described in the West Torrens Council
Development Plan. The main provisions of the Development Plan which relate to the proposed
development are as follows:

General Section
Infrastructure Objsollves L3.&0

Principles of Development Control | 1,2, 3,4, 5 7 &9
Land Division Objectives 1,2, 3&4

Principles of Development Control | 1, 2, 4, 5, 6, 8, 10 &16
Orderly and Sustainable Objectives 1,2, 3, 4&5
Development Principles of Development Control | 1, 5& 7

. ) Objectives 1,2 3&4

Residaniel Development Principles of Development Control | 1, 3& 5
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Zone: Residential
Desired Character:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone fo enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

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

Policy Area: Residential Policy Area 20
Desired Character:

Allotments in the policy area will be at low density, accommodating predominantly detached
adwellings 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 allofments
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
fagade 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&5
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QUANTITATIVE ASSESSMENT

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

DEVIIEJ-R%F\’I“IASEI(N)L g LAN STANDARD ASSESSMENT
SITE AREA 340m? 351 & 352m?
Satisfies
SITE FRONTAGE 10m 9.30 &9.29m
Not Satisfied by 7%
QUALITATIVE ASSESSMENT

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

Frontage Widths:

The proposal does not meet the minimum frontage with of 10.0 metres as sought by the
Development Plan. As detailed in the locality description the existing streetscape is entirely
consistent with virtually all sites having a frontage width of 18.6 metres. To allow 9.3 metre
frontages for this site will effectively allow 9.3 metre frontage widths for every site within the
locality and will have the effect of creating a locality that does not meet the desired minimums of
the Development Plan.

SUMMARY

The proposed allotments do not meet the minimum frontage widths of the Development Plan and
as such will have a significant impact upon the character of the locality.

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan.

On balance the proposed development does not sufficiently accord with the relevant provisions
contained within the West Torrens (City) Development Plan Consolidated 18 June 2015 and
does not warrant Development Plan Consent.
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RECOMMENDATION

The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993 resolves to REFUSE Development Approval for Application No. 211/1311/2015 by R/L
Mundy Trust to create one additional allotment at 51 Watson Avenue, Netley (CT 5629/783) for
the following reasons:

1. The proposed development is contrary to
= Land Division Module Council Wide Objectives 2
Reason: Resulting allotments will not be suitable for intended use

= Land Division Module Council Wide Principles of Development Control 2a & 5
Reason: Resulting allotments will not be suitable for intended use

= Residential Zone Objective 4
Reason: Will not contribute to the Desired Character of the Zone

= Residential Zone Principles of Development Control 5
Reason: Will not contribute to the Desired Character of the Zone

= Low Density Policy Area 22 Objective 1
Reason: Will not contribute to the Desired Character of the Policy Area

= Low Density Policy Area 22 Principles of Development Control 2, 3 & 5
Reason: Will not meet minimum allotment widths
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ENVIRONMENT, RESOURCES AND
DEVELOPMENT COURT OF SOUTH
AUSTRALIA

MUNDY v CITY OF WEST TORRENS

[2016] SAERDC 30
Judgment of Her Honour Judge Cole

29 August 2016

ENVIRONMENT AND PLANNING - ENVIRONMENTAL PLANNING -
DEVELOPMENT CONTROL

A private certifier issued a document which, on its face, was a development plan consent and
building rules consent for the proposed demolition of an existing building and the construction of
two detached dwellings. Prior to the issue of the purported consents, the Council had notified the
appellant that the proposed development was not a complying form of development, and that an
application would need to be lodged and assessed by the Council. The Council notified the private
certifier that it considered the purported development consent to be invalid.

Held: The decisions of the Council were correct. The proposed development was non-complying
and the development plan consent issued by the private certifier is invalid. The appeal is
dismissed.

Development Act 1993 (SA) ss 35, 39, 86, 89; Development Regulations 2008 (SA) regs 3, 89,
Sch 4, referred to.

Appellant: RYAN MUNDY Counsel: MR T GAME - Solicitor: BOTTEN LEVINSON
Respondent: CITY OF WEST TORRENS  Counsel: MR S HENRY SC - Solicitor: NORMAN
WATERHOUSE

Hearing Date/s: 06/06/2016
File No/s: ERD-16-32

B
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MUNDY v CITY OF WEST TORRENS
[2016] SAERDC 30

THE COURT DELIVERED THE FOLLOWING JUDGMENT:

i Mr Mundy obtained from a private certifier a decisions notification form
dated 16/1/16 in respect of Development Application Number 211/1427/2015
(the application). The decision notification form said that the private certifier
had granted both development plan consent and building rules consent' to the
development proposed in the application, which was the demolition of an
existing dwelling and associated outbuilding and the construction of two single
storey dwellings. The land the subject of the application is an allotment in
Netley (the land). The City of West Torrens (the Council), on 7 December 2015,
had written to Mr Mundy asserting that the proposed development was not a
complying form of development and would need to be lodged with the Council
for assessment (rather than being assessed by a private certifier for development
plan consent). On 27 January 2016, after receiving documents from the private
certifier, the Council wrote to the private certifier’s business saying that no valid
development plan consent had been granted in relation to the proposed
development.

2 Mr Mundy has appealed to this Court against the decision of the Council in
its letter of 7 December 2015.

The Statutory Regime

3 The Development Act 1993 (the Act) provides for a system for the
regulation of development.

4 The Act provides, in s 89(1) and (2):-

(1) Subject to this Part, a private certifier may exercise the powers of a relevant
authority to make any assessment, require information, give any consent or
approval or make any other decision in relation to a proposed development or a
particular aspect of a proposed development.

(2) A private certifier may only exercise a power under subsection (1) to the extent
prescribed or authorised by the regulations.

5 The Development Regulations 2008 (the Regulations) provide, in reg 89:-

(1) Pursuant to section 89(2) of the Act, a private certifier is authorised to exercise the
following functions:-

(aaa) the assessment of residential code development and the granting of
development plan consent (but not an approval) under section 33(1)(a) of the
Act in relation to such development;

! Both subject to conditions.
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(aa) in relation to an assessment under paragraph (aaa) (if relevant)—the power
of a relevant authority under section 35(1b) of the Act;

(a) the assessment of a development against the Building Rules and, if
appropriate, the assignment of a classification under the Building Code, and
the granting of a building rules consent (but not an approval) under sections
33(1Xb) or 34(2)(d) of the Act, other than where section 36(3) of the Act

applies;

(g) the imposition of conditions under section 42 of the Act if the private certifier
grants a development plan consent or a building rules consent;

6 The Act provides, in s 35(1b)

A development that is assessed by a relevant authority as being a minor variation from
complying development may be determined by the relevant authority to be complying
development (and that determination will then have effect for the purposes of this Act).

7 The Regulations provide, in reg 3(6)
In these regulations—

residential code development means any development that is complying development
under clause 1(2) or (3), 24, 2B or 2C of Schedule 4.

8 Schedule 4 clause 1(2) relates to the construction or alteration of, or
addition to, an outbuilding.

9 Schedule 4 clause 1(3) relates to the construction or alteration of, or
addition to, a carport or verandah.

10 Schedule 4 clause 2A relates to the alteration of, or addition to, an existing
detached or semi-detached dwelling or a detached dwelling or semi-detached
dwelling to be erected in accordance with a development authorisation which has
been granted.

1 Schedule 4 Clause 2B relates to new dwellings in any area determined by
the Minister and identified by notice in the Gazette.

12 Schedule 4 Clause 2C relates to land division for some residential code
development.
13 It is an agreed fact that the land the subject of the application is within an

area determined by the Minister for the purposes of clause 2B of Schedule 4 of
the Regulations and identified as such by notice in the South Australian
Government Gazette dated 27 November 2009 at page 5806.

2 Statement of Agreed Facts para 11 p 3.
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14 Clause 2B may be applicable to the application.
5 Schedule 4, clauses 1(2), 1(3), 2A and 2C are not applicable to the
application.
16 The result of these provisions is that, in the event that the proposed

development the subject of the application is a complying development under
Schedule 4, Clause 2B, then a private certifier is authorised to assess it and grant
development plan consent to it pursuant to s 89(1) and (2) of the Act and
reg 89(1)(aaa) of the Regulations.

Is the proposed development a complying a complying development under
Schedule 4, clause 2B

17 The proposed development comprises the demolition of an existing
dwelling and outbuilding and the construction of two single storey dwellings
standing independently side by side.?

18 It is an agreed fact that the proposed dwellings each have a site with a
frontage of 9.296 metres to Watson Avenue and a site area of approximately
351m? each.* The setback of the eaves of each of the proposed dwellings from
Watson Avenue is 6.2 metres.® The average setback of the eaves of the existing
dwellings on the adjoining allotments fronting Watson Avenue is 6.65 metres.

19 The plans¢ show that each dwelling includes a garage with space for one
car. The driveway from the edge of the allotment to the face of the garage is 8.2
metres long.

Frontage
20 Schedule 4 clause 2B(5) says:-

Insofar as this clause applies to a site that does not comprise an entire allotment—

(a) the site, and any balance of the allotment, must each at least meet the minimum site
area and any minimum frontage requirements prescribed in the relevant
Development Plan...”

21 The Development Plan provides that the land is in the Residential Zone,
Low Density Policy Area 20. Principle of development control 3 of Policy Area

20 applies to the land and provides that a dwelling should have a minimum
frontage to a public road not less than 10 metres.

22 The Development Plan also provides in Table WeTo/1 for the conditions
for complying development.?

See Exhibit A1, Bundle of Plans.

Statement of Agreed Facts para 25 p 5.

Statement of Agreed Facts para29 p 5.

Exhibit A1, Bundle of Plans.

Development Plan West Torrens Council consolidated 5 November 2015.

N n e W
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23 Table WeTo/1 provides, as a condition for being complying development,
that the site of a detached dwelling, where the site has a regular shape, must have
a frontage equal to or greater than 10m.

2% There is no doubt that neither of the sites sought to be created for the
dwellings the subject of the application will have a frontage of 10m. Both sites
are proposed to have a frontage of 9.296 metres, more than 0.3 metre short of 10
metres.

Site area per dwelling

25 Principle of development control 3 of Policy Area 20 provides for a
minimum site area per detached dwelling of not less than 340m>. Table WeTo/1
provides for a minimum site area of 380m? as a pre condition to the application
being processed as an application for complying development under the Act.

26 It is an agreed fact that each of the sites proposed will have a site area of
351m?°
27 The question therefore arises as to whether both principle of development

control 3 of Policy Area 20 and Table WeTo/1 “prescribe” a minimum site area
for the purposes of Schedule 4 clause 2B(5).

28 Mr Henry SC argued on behalf of the Council that the word “prescribed”
means “to lay down in writing or otherwise, as a rule or a course to be
followed... to lay down rules, direct or dictate...”. Mr Henry SC argued that the
minimum site area in Table WeTo/1 could be described as being “prescribed” in
that it establishes a minimum condition for development to be categorised as
complying for the purposes of s 35(1) of the Act. In contrast, Mr Henry argued,
the minimum site area provided for in principle of development control 3 of
Policy Area is not prescribed, but is merely a guideline for a planning
assessment. I reject this argument. It interprets the word “prescribed” too
narrowly. The fact that it may be possible to obtain consent for a development
with a site area below the site area provided for in principle of development
control 3 does not mean that principle of development control 3 does not
“prescribe” a site area as that word is used in the context of Schedule 4 clause
2B(5). Table WeTo/1 and principle of development control 3(a) both prescribe a
minimum site area but for different purposes. Table WeTo/l prescribes a
minimum site area for the purposes of s35(1) of the Act. Reg3(6) of the
Regulations does not include Table WeTo/1(or other Development Plan tables
like it) when defining residential code development. Principle of development
control 3(a) prescribes a minimum site area for Policy Area 20 for use in the

8  The Act makes provision for the processing of complying development separately from the provisions
with respect to private certifiers.
® Statement of Agreed Facts para 25 p 5.
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planning assessment of proposed developments. This is a “minimum site
area...requirements(s) prescribed in the relevant Development Plan...”

29 The proposed development exceeds the minimum site requirement
prescribed in the relevant Development Plan.

Set back

30 The Regulations provide, in Schedule 4 clause 2B(6)(a)(i)B, that the
following requirements must be met in order for a proposed development to be
complying for the purposes of the Schedule.

(6) The construction of a new detached or new semi-detached dwelling, other than
where the dwelling is to be situated on a battle-axe allotment (or as indicated in a
preceding subclause), if—

(a) the dwelling is not being constructed so that any part of the dwelling will
be—

H —

(B) in front of the average setbacks of any existing dwellings on any
adjoining allotments with the same primary street (or, if there is only 1
such dwelling, the setback of that dwelling),

whichever provides the lesser of 2 distances.

31 The parties agree that the setback of the eaves of the proposed dwellings
from Watson Avenue will be 6.2 metres, and that the average setback of the
eaves of the existing dwellings on the adjoining allotments on Watson Avenue is
6.65 metres. The proposed development does not comply with Schedule 4 clause

2B(6)(a)(i)(B)-

Car Parking Spaces

32 Schedule 4 clause 2B(6)(1)(ii) of the Regulations provides that the
following requirements must be met in order for a proposed development to be
complying for the purposes of the Schedule:

(6) The construction of a new detached or new semi-detached dwelling, other than
where the dwelling is to be situated on a battle-axe allotment (or as indicated in a
preceding subclause), if—

(I) in the case of —

(ii) a dwelling that will have 2 or more bedrooms at the completion of the
development—the dwelling will have at least 2 car parking spaces, 1 of

10 gch 4 clause 2B(5) of the Regulations.
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which is enclosed or covered, or able to be enclosed or covered, and both
of which comply with the requirements set out in paragraph (k) in
relation to garages and carports

33 The plans show only one car parking space per dwelling, which is within
the garages. It was argued by Mr Game, for the appellant, that the driveway
could be used as a carparking space and, further, that because the driveway
would not be a “garage or carport”, the requirements of Schedule 4 clause
2B(6)(k) would not apply.

34 I reject this argument. It seems to me that the proposal documents speak for
themselves, and that only one carparking space per dwelling is to be provided on
site. If I am wrong about that, and somehow the planning authority is to infer
that the driveway is also a car parking space, then I determine that the provisions
of Schedule 4 clause 2B(6)(k) were intended to apply to such a space,
notwithstanding that it is not a garage or carport. I think that is plain from the
wording of clause 2B(6)()(ii) that both of the two carparking spaces are to
comply with the requirements set out in paragraph (k) in relation to garages and
carports. The driveways in the proposed development do not comply with
Schedule 4 clause 2B(6)(k)(i) and (ii).

35 In summary, the proposed development is not a complying development
under Schedule 4, clause 2B. It includes two site frontages which are each
approximately 0.7 metres under the minimum frontage requirement prescribed in
the Development Plan. The setback of both houses will be 0.45m less than
required under Schedule 4 clause 2B(6)(a)(i)B. Neither house has two
carparking spaces as required for houses with two or more bedrooms. If the
driveways can be inferred to be intended as a second carparking spaces, they fail
to comply with the requirements of Schedule 4 clause 2B(6)(k)(i) and (ii) and
clause 2B(6)(1)(i1).

Can the private certifier rely on s 35(1b)

36 It was argued on behalf of the appellant that the private certifier was able,
under s 35(1b) of the Act to assess the proposed development as being “a minor
variation from complying development,” and, having made that assessment, to
determine the proposed development to be complying development.

37 In his affidavit,"! the private certifier, Mr Meline, set out the process he
undertook which resulted in the issuing by him of a document which recorded
that development plan consent and building rules consent had been granted by
him to the application.

38 Mr Meline said that he was aware of the failure of both sites to meet the
frontage requirements.> He was also aware of the failure to comply with the set

11 Exhibit A3, Affidavit of Peter David Meline sworn on 19 May 2016.
12 Exhibit A3, Affidavit of Peter David Meline sworn on 19 May 2016 para 28.
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back requirements on the part of each dwelling.® He did not, however, consider
that there was a requirement for a second carparking space for each dwelling
under Schedule 4 clause 2B(6)(1) and (k). Mr Meline said:

38. I took the view (and remain of the view) that it is possible to have more than one
variance from the qualitative and quantitative provisions in Schedule 4, clause 2B,
as long as the development, when viewed as a whole and bearing in mind the
nature and extent of the variances, can properly be viewed as a “minor variation”
for the purposes of section 35(1)(b) of the Act.

39. Accordingly, having formed the opinion that the Proposed Development was a
minor variation from residential code complying development I therefore granted
development plan consent to the Application pursuant to section 33(1)(a) of the
Act.

39 The meaning of the phrase “a minor variation from complying
development” in s 35(1b) is far from clear. In s 39(4), the Act provides that a
relevant authority may permit an applicant to vary an application and vary any
plans, drawings, specifications or other documents that accompanied an
application. In s 39(6), the Act provides:-

Subject to this section, a person may seek the variation of a development authorisation
previously given under this Act (including by seeking the variation of a condition
imposed with respect to the development authorisation).

40 Mr Henry SC argued that s 35(1b) uses the term “a minor variation from
complying development” in the sense of s 39(6). If that is so, then clearly the
application is not a minor variation of that kind.

41 Mr Game argued that the phrase referred to a minor failure to meet those
criteria which identify complying development mentioned in the definition of
residential code development in reg 3(6) of the Regulations. The Macquarie
Dictionary™ defines “variation™ as follows:

noun
1.  the act or process of varying; change in condition, character, degree, etc.
2.  aninstance of this.

3. amount or rate of change.

4.  adifferent form of something; a variant.

2 In the Act, and in general parlance, a variation implies a pre-existing, usual
state. Something must exist before it can be varied. In relation to the proposed
development, a complying development under clause 1(2) or (3), 2A, 2B or 2C

13 Exhibit A3, Affidavit of Peter David Meline sworn on 19 May 2016 paras 29-37.
14 Macquarie Dictionary, sixth edition (published October 2013).
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of Schedule 4 of the kind proposed is not possible on the land. The land does not
have sufficient frontage or area. A variation from a complying development
comprising two houses side by side on their own sites is not physically possible.

43 Even if Mr Game’s interpretation of “minor variation” is correct, and
s 35(1b) can be taken to be referring to a minor variation from a proposed
development which could only exist as an abstract concept, the proposed
development is not a minor variation from residential code complying
development. The prerequisites provided for residential code complying
development in Schedule 4 of the Regulations are quantitatively prescriptive and
create a confined class of development. It was clearly not intended to cede to
private certifiers the ability to grant development plan consent over residential
development beyond that confined class of development. The application was
beyond the jurisdiction of a private certifier with respect to the grant of
development plan consent. Mr Meline did not consider whether the shortfalls
with respect to frontage, set back and car parking, taken together, were “a minor
variation” because he did not believe that the proposed development failed to
comply with the car parking requirement. He therefore failed to take into
account a relevant consideration.

44 The decision by Mr Meline to proceed on the basis that the proposed
development was a minor variation from residential code and could therefore be
considered to be complying was manifestly unreasonable. The shortfall in
frontages alone, at 7% with respect to each site was, by itself, considerably in
excess of anything which could be considered minor in the context of the highly
prescriptive provisions of Schedule4 of the Regulations. The combined
shortfalls could not reasonably be considered to be minor.

45 The proposed development is not complying on any view of the legislation.
It was not residential code development under reg 3(6) of the Regulations. It was
not “a minor variation from complying development” within the meaning of
s 35(1b). A private certifier could not, therefore, grant development plan consent
to it under s 89(2)(aaa) of the Act.

Conclusion

46 The appellant has appealed, pursuant to s 86(1)(a), against the decision of
the Council that the proposed development was not a complying form of
development. That decision was communicated to the appellant by letter of
7 December 2015. The decision of the Council was correct, both for the reason
cited by the Council, which was the failure of both sites to meet the minimum
frontage requirement for complying development, and for the other reasons set
out above.

47 The appeal will be dismissed. There will be a declaration that the purported
development plan consent is invalid. Mr Mundy needs to submit the application

Page 289 13 June 2017



Development Assessment Panel Iltem 6.8- Attachment 4

ERDC No. 32 of 2016
9

to be processed by the Council with respect to development plan consent should
he wish to obtain development approval.
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6.9 4 Brook Avenue, PLYMPTON
Application No 211/1471/2016

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL Combined application: Land division - Community Title;
DAC No. 211/C201/16 (Unique ID 56358); Create three (3)
additional allotments; and construction of four two-storey

dwellings
APPLICANT Sandy Lu Investments Pty Ltd
LODGEMENT DATE 1/12/2016
ZONE Residential
POLICY AREA Medium Density Policy Area 18
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal

= City Assets
=  Amenity Officer

External
= DAC
=  SA Water
DEVELOPMENT PLAN 15 May 2016
VERSION
MEETING DATE 13 June 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. 211/1471/2016 by
Sandy Lu Investments Pty Ltd to undertake a 1 into 4 lot subdivision and the construction of 4 row
dwellings at 4 Brook Ave, Plympton (CT6176/615) subject to the following conditions of consent:

DEVELOPMENT PLAN CONSENT
Council Conditions

1. Development is to take place in accordance with the plans prepared by Zaina Stacey
Development Consultants and A.D'andrea and associates relating to Development Application
No. 211/1471/2016 (DAC 211/C201/16) except where varied by any condition(s) listed below.

2. That the finished floor level shall be a minimum of 350 mm above the highest point of the
watertable adjacent to the subject site.

3. That all stormwater design and construction will be in accordance with Australian Standards
and recognised engineering best practices to ensure that stormwater does not adversely affect
any adjoining property or public road and for this purpose stormwater drainage will not at any
time:-

a. Resultin the entry of water into a building; or

b. Affect the stability of a building; or

c. Create unhealthy or dangerous conditions on the site or within the building; or

d. Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or
public ways.
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4. That any retaining walls will be designed to accepted engineering standards, and not of timber
construction if retaining a difference in ground level exceeding 200mm.

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

6. That all landscaping will be planted in accordance with the approved plans prior to the
occupancy of the development. Any person(s) who have the benefit of this approval will
cultivate, tend and nurture the landscaping, and shall replace any landscaping which may
become diseased or die.

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

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

LAND DIVISION CONSENT
Council Conditions

1. That prior to the issue of clearance to the division approved herein, the existing structures
shall be removed from proposed Allotments.

DEVELOPMENT ASSESSMENT COMMISSION CONDITIONS:

2. The financial requirements of the SA Water Corporation shall be met for the provision of water
and sewerage services (SA Water H0052987).
SA Water advises on receipt of the developer details and site specifications an investigation
will be carried out to determine if the connection/s to the development will be costed as
standard or non standard.

3. Payment of $20028 into the Planning and Development fund (3 lots(s) @ $6676 /lot). Payment
may be made by credit card via the internet at www.edala.sa.gov.au or by phone (7109 7018),
by cheque payable to the Development Assessment Commission marked “Not Negotiable”
and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 101 Grenfell Street,
Adelaide.

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

o 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.
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PREVIOUS OR RELATED APPLICATION(S)

DA 211/1402/2016 Construction of four (4) two-storey dwellings (withdrawn and combined with this
application)

SITE AND LOCALITY

The land is regular in shape and located on the northern side of Brook Avenue in the suburb of
Plympton. With a frontage of 21.34m and a depth of 36.58m, the overall area of the land is 800m2.

There is currently a conventionally designed single storey detached dwelling on the land. In
addition to the dwelling, the site has also been improved with a verandah, carport and domestic
outbuilding. The carport and outbuilding are built to the western side boundary.

The allotment is flat and informally landscaped with grass, trees and shrubs. There is a semi-
mature street tree and stobie pole in front of the property.

The locality is residential in nature comprised of detached dwellings at low and very low density.
There are some examples of infill development where larger allotments have been divided into two,
either side by side or in a battle axe configuration. For this reason there is not considered to be a
prevailing allotment pattern.

The majority of dwellings in the locality are single storey in height with the exception of the
3 dwellings at 47, 47a & 47b Gray Street, Plympton.

Overall it is considered that the prevailing character of the locality provides a medium to high level
of amenity for its residents.
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PROPOSAL

It is considered that the proposal is best described as follows:

"Combined application: Land division - Community Title; DAC No. 211/C201/16 (Unique 1D
56358); Create three (3) additional allotments; and construction of four two-storey
dwellings"

The proposal is a combined application seeking to subdivide and construct the built form at the
same time. The existing Torrens titled allotment will be divided into 4 Community titled allotments
and a two storey row dwelling will be constructed upon each allotment.

Two portions of common property have been placed in the SE and SW corner of allotment 1 and 4
respectively. This common property provides an area for shared facilities like water meters, letter
boxes and electric meter boxes. This common property has reduced the frontage of lots 1 & 4 by
1m and 0.6m respectively and in turn has meant that the frontages are below the minimum stated
in the Policy Area.

Each of the row dwellings will be two storeys and include the following features:
- a single garage;

- three bedrooms;

- open living, kitchen and dining area,;

- laundry;

- 2 bathrooms; and

- Alfresco.

REFERRALS

Internal
o City Assets

Concerns were raised regarding the following matters:
e Location and width of driveway crossovers;

e Location of stormwater connection; and

e Vehicle manoeuvring from dwelling 1.

None of these concerns remain as the Applicant responded to them by submitting amended plans
which have been agreed to by City Assets.
External

Pursuant to Section 38 and Regulation 290f the Development Act and Regulations, the application
was referred to

e SA Water
- No concerns were raised and only the standard conditions were imposed

e Development Assessment Commission (DAC)
- No concerns were raised and only the standard conditions were imposed
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ASSESSMENT

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

General Section

Objectives 1&2
Design and Appearance . 1,2, 3,4,12, 13, 14, 15,
Principles of Development Control 16, 20, 21, & 22
Energy Efficiency Opje(_:tlves 1
Principles of Development Control | 1 & 2
Objectives 1,2,3&4
Land Division Principles of Development Control 122 4.5.6,89,10,11&
Orderly and Sustainable Objectives 1,2,3,4&5
Development Principles of Development Control | 1,3, 7 & 8
Objectives 1,2&4
Principles of Development Control | 1, 3, 4, 5, 6, 7, 8, 9, 10,
Residential Development 11, 12, 13, 14, 15, 16, 17,
18, 19, 20, 21, 28, 29 &
30
Objectives 2
Transportation and Access Principles of Development Control | 1,10, 23, 24, 25, 26, 30,
31, 44 & 45

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1,2,3&4
Principles of Development Control 1,56,7,8,11, 18,20 & 22
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Policy Area: Medium Density Policy Area 18

Desired Character Statement:

Allotments in this policy area will be at medium density, accommodating a range of dwelling
types including residential flat buildings, row dwellings, group dwellings, semi-detached
dwellings and some detached dwellings on small allotments. Allotment amalgamation to create
larger development sites will occur to maximise the density of development while also achieving
integrated design outcomes, particularly within a comfortable walking distance of centre zones.
Vehicle access will occur from side streets and new rear public and private laneways wherever
possible, also supporting the retention of existing street trees.

New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and
provide a strong presence to streets, other than in the part of the policy area in Underdale,
Ashford (other than allotments adjacent to Residential Character Ashford Policy Area 22)
and allotments bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park
where buildings will be up to 4 storeys. Parking areas and garages will be located behind the
front facade of buildings.

Buildings on the edge of the policy area which adjoin residential policy areas at lower densities
will pay particular attention to managing the interface with adjoining dwellings, especially in
terms of the appearance of building height and bulk, and overshadowing.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.

Objectives 1

Principles of Development Control 1,56&8

QUANTITATIVE ASSESSMENT

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

DEVELOPMENT PLAN
PROVISIONS STANDARD ASSESSMENT
SITE AREA Row Dwelling 150m2(min.) 194m2 = Lot 1
Medium Density Policy Area 18 194m?2 = Lot 2
PDC 6 194m2 = Lot 3
195m2= Lot 4
Satisfies
SITE FRONTAGE Row Dwelling 5m 4.37m=Lot1
Medium Density Policy Area 18 5.3m=Lot 2
PDC 6 5.3m=Lot3
4.77m = Lot 4
1.6m = Community land
Lot 1 Does Not Satisfy
by 12.6% & Lot 4 Does Not
Satisfy
by 4.6%
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SITE COVERAGE 70% (max.) 68% = Lot 1
Medium Density Policy Area 18 70% = Lot 2
PDC5 70% = Lot 3
68% = Lot 4
Satisfies
PRIMARY STREET SETBACK 3m (min.) 42m=Lot1
Medium Density Policy Area 18 4.5m = Lot 2
PDC 5 4.5m = Lot 3
4.2m = Lot 4
Satisfies
STORAGE 8m3 11.3m3=Lot 1
Covered Storage area 11.3m3 = Lot 2
11.3m3 = Lot 3
11.3m3=Lot4
Satisfies
SIDE/REAR SETBACKS Side Om = Lot 1 (LL)

Residential Zone
PDC 11

0/1m lower level (LL)

2m upper level (UL)

1.5m = Lot 1 (UL)

Om = Lot 2 (LL)
Om = Lot 2 (UL)

Om = Lot 3 (LL)
Om = Lot 3 (UL)

Om = Lot 4 (LL)
1.5m = Lot 4 (UL)

UL setback of Lot 1 and 4

Does Not Satisfy
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Medium Density Policy Area 18
PDC 5

BUILDING HEIGHT
Medium Density Policy Area 18

Rear
4m (min.)

3 storeys or 12.5m
(all other allotments)

3.5m=Lot1(LL)
18m = Lot 1 (UL)

3.5m=Lot2 (LL)
19.5m = Lot 2 (UL)

3.5m = Lot 3 (LL)
19.5m = Lot 3 (UL)

3.5m = Lot 4 (LL)
18m = Lot 4 (UL)

Alfresco is 3.5m from rear
boundary on each dwelling.
Does Not Satisfy

2 storeys and 5.85m

PDC5 Satisfies

INTERNAL FLOOR AREA

Residential Development - 3+ Bedroom, 100m? (min.) 140m2 = Lot 1

PDC 9 154m2 = Lot 2
154m2 = Lot 3
142m2 = Lot 4

Satisfies
PRIVATE OPEN SPACE <300m?2 Lot 1

Residential Development
PDC 19

- 24m2 (min.), of which 8m?2
may comprise balconies, roof
patios and the like, provided

they have a minimum
dimension of 2m.
-Minimum dimension 3m
(excl. balconies).

- 16m?2 (min.) at the rear of
side of dwelling, directly
accessible from a habitable
room.

35m2 (total)
5.4m (min. dimension)
35m?2 (accessed from
habitable room)

Lot2 &3
34m? (total)
5.4m (min. dimension)
35m2 (accessed from
habitable room)

Lot 4
34m2 (total)
5.4m (min. dimension)
35m2 (accessed from
habitable room)

Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34

Detached, semi-detached,
row and multiple dwellings
- 2 car-parking spaces
required, 1 of which is
covered

2 spaces provided for each
dwelling, one of each is
covered.

Satisfies
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QUALITATIVE ASSESSMENT

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

Frontage

The proposed frontage of Lots 1 & 4 do not meet the minimum 5m stated in the Medium Density
Policy Area 18 for row dwellings. This is not considered fatal to the application as there is a portion
of community land on each of these allotments. When this area is added to the frontage of Lots 1 &
4 it means that they exceed the minimum frontage width.

Lot 1 has a frontage of 4.37m with a 1m wide portion of community land and Lot 4 has a frontage
of 4.77m with a 0.6m wide portion of community land. These community land areas are merely
lines on the page and will appear as being part of the allotment when viewed in real life.

This community land is required adjacent the front boundary due to SA Water and SA power
networks requiring access to their meters.

As the total frontage of the subject land is 21.34m and 4 row dwellings are to be built, the average
allotment width is 5.3m.

Side and Rear Setback

The proposed dwellings do not meet the minimum rear or side setbacks as they are taken from the
closest point of the dwelling to the respective boundaries.

The rear setback is measured from the alfresco and is 0.5m short of the 4m stated in the Medium
Density Policy Area 18. The alfresco has an eave height of 2.7m and is open on three sides.

It should be noted that this Policy Area does not have different rear setbacks for the upper and
lower level. The upper level is setback 18m for Lots 1 & 4 and 19.5m for Lots 2 & 3. This provides
considerable articulation in the built form, and minimises the visual bulk and scale when viewed
from the adjacent properties to the north.

If the alfresco/ verandah were to be built separately to the dwelling, it would not need to comply
with the 4m rear setback requirement. For this and the other reasons mentioned above, the
alfresco being setback less than 4m from the rear boundary is not considered to be fatal to the
application.

The upper level side setbacks of dwelling 1 & 4 do not meet the 2m minimum stated in the
Development Plan. There is a portion of the upper level wall that is setback 1.5m from the side
boundary. This area is the stairwell and whilst it does contain a window, it is completely obscured
and will prevent all overlooking. This section of the wall is only 2.3m long, the remainder of the
upper level is setback 2m from the side boundaries.

Due to the orientation of the allotments, existing and proposed built form it is not considered that
there will be undue overshadowing of the neighbouring properties habitable room windows or POS.

Page 301 Item 6.9



Development Assessment Panel Agenda 13 June 2017

SUMMARY

This is a reasonable and envisaged development within the Zone and Policy Area. The shortfalls in
frontage width, rear and side setbacks are all considered minor and will not be detrimental to the
desired character of the Zone and Policy Area.

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan. On balance the
proposed development sufficiently accords with the relevant provisions contained within the West
Torrens Council Development Plan Consolidated 5 May 2016 and warrants Development Plan
Consent.

Attachments

1. Plan of Division, Site Plan and Elevations
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6.10

Application No

177 Holbrooks Road, UNDERDALE

211/1228/2016, 211/1020/2016, 211/1021/2016

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT | Land division - Torrens | Construction of a single | Construction of a single
PROPOSAL Title; DAC No. storey dwelling with storey dwelling with
211/D163/16 (Unique double garage under double garage under
ID 55879); Create one | main roof - Dwelling A main roof - Dwelling B
(1) additional allotment
APPLICANT The Estate of A. Rivergum Homes Pty Ltd | Rivergum Homes Pty Ltd
Belmonte
APPLICATION 211/1228/2016 211/1020/2016 211/1021/2016
NO (DAC No 211/D163/16)
LODGEMENT 29 September 2016 1 September 2016 2 September 2016
DATE
ZONE Residential Zone Residential Zone Residential Zone
POLICY AREA Low Density Policy Low Density Policy Area | Low Density Policy Area
Area 21 21 21
APPLICATION Merit Merit Merit
TYPE
PUBLIC Category 1 Category 1 Category 1
NOTIFICATION
REFERRALS Internal Internal Internal
=  Civil =  Civil = Civil
External External External
= DAC, SA Water, = DPTI = DPTI
DPTI
DEVELOPMENT | 5 May 2016 5 May 2016 5 May 2016
PLAN VERSION
MEETING DATE | 13 June 2017 13 June 2017 13 June 2017

RECOMMENDATION 1

The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out division of land and pursuant to the provisions of the Development Act
1993 resolves to GRANT Development Plan Consent for Application No. 211/1228 /2016 by The
Estate of A. BelImonte to undertake division of Allotment 38 at 177 Holbrooks Road, Underdale
(CT5538/759) 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. The development must be undertaken and completed in accordance with the plans and
information detailed in this application except where varied by any condition(s) listed below.
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LAND DIVISION CONSENT
Council Conditions

1. Prior to the issue of clearance to this division approved herein, the existing outbuilding(s) from
proposed Allotment 801 & Allotment 802 must be removed.

Development Assessment Commission Conditions

2. The financial requirements of the SA Water Corporation shall be met for the provision of water
supply and sewerage services. (SA Water H0051285). The internal drains shall be altered to
the satisfaction of the SA Water Corporation. SA Water advises 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.

3. 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, at Ground Floor,101 Grenfell Street, Adelaide.

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

RECOMMENDATION 2

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. 211/1020 /2016 by
Rivergum Homes Pty Ltd to undertake Construction of a single storey dwelling with double garage
under main roof - Dwelling A at 177 Holbrooks Road, Underdale 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):

Council Conditions

1. The development must 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. All driveways, parking and manoeuvring areas must be formed, surfaced with concrete,
bitumen or paving, and be properly drained. They must be maintained to the reasonable
satisfaction of Council thereafter.

3. All planting and landscaping must be completed within 3 months of the commencement of the
use of this development and must be maintained to the reasonable satisfaction of Council. Any
plants that become diseased or die must be replaced with suitable species.

4. The construction of a drainage system and the position and manner of discharge of a
stormwater drain must not at any time:-
a) Resultin the entry of water into a building; or
b) Affect the stability of a building; or
c) Create unhealthy or dangerous conditions on the site or within the building; or
d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or
public ways.
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Agency Conditions

1. The site shall be served by a single centrally located shared access point direct to/from
Holbrooks Road. No additional vehicular access shall be permitted.

2. The shared access shall be a minimum of 6.0 metres in width at the property boundary and
incorporate a clear area of 6.0 metres wide by 6.0 metres inbound from the property boundary.

3. All paving associated with the shared access/driveway shall be designed to ensure that there
are no level differences between the portion within the subject site and that of 211/1020/16.

4. All paving associated with the shared access/driveway shall be designed to ensure that there
are no level differences between the portion within the subject site and that of 211/1021/16.

5. All vehicles shall enter and exit the site in a forward direction.

6. The shared access and on-site manoeuvring areas (including the area in front of the garages
long the common boundary) shall remain clear of any impediments to vehicle movements
(such as fencing, meters, garden beds and parked vehicles).

7. The obsolete crossover to/from Holbrooks Road shall be reinstated to Council standard kerb
and gutter at the applicant’s cost prior to habitation of the dwellings.

8. Stormwater runoff shall be collected on-site and discharged without jeopardising the integrity
and safety of Holbrooks Road. Any alterations to the road drainage infrastructure required to
facilitate this shall be at the applicant’s cost.

RECOMMENDATION 3

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. 211/1021 /2016 by
Rivergum Homes Pty Ltd to undertake Construction of a single storey dwelling with double garage
under main roof - Dwelling B at 177 Holbrooks Road, Underdale 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):

Council Conditions

1. The development must 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. All driveways, parking and manoeuvring areas must be formed, surfaced with concrete,
bitumen or paving, and be properly drained. They must be maintained to the reasonable
satisfaction of Council thereafter.

3. All planting and landscaping must be completed within 3 months of the commencement of the
use of this development and must be maintained to the reasonable satisfaction of Council. Any
plants that become diseased or die must be replaced with suitable species.

4. The construction of a drainage system and the position and manner of discharge of a
stormwater drain must not at any time:-
a) Resultin the entry of water into a building; or
b)  Affect the stability of a building; or
c) Create unhealthy or dangerous conditions on the site or within the building; or
d) Flow or discharge onto the land of an adjoining owner; and not flow across footpaths or
public ways.
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Agency Conditions

1. The site shall be served by a single centrally located shared access point direct to/from
Holbrooks Road. No additional vehicular access shall be permitted.

2. The shared access shall be a minimum of 6.0 metres in width at the property boundary and
incorporate a clear area of 6.0 metres wide by 6.0 metres inbound from the property boundary.

3. All paving associated with the shared access/driveway shall be designed to ensure that there
are no level differences between the portion within the subject site and that of 211/1020/16.

4. All paving associated with the shared access/driveway shall be designed to ensure that there
are no level differences between the portion within the subject site and that of 211/1021/16.

5. All vehicles shall enter and exit the site in a forward direction.

6. The shared access and on-site manoeuvring areas (including the area in front of the garages
long the common boundary) shall remain clear of any impediments to vehicle movements
(such as fencing, meters, garden beds and parked vehicles).

7. The obsolete crossover to/from Holbrooks Road shall be reinstated to Council standard kerb
and gutter at the applicant’s cost prior to habitation of the dwellings.

8. Stormwater runoff shall be collected on-site and discharged without jeopardising the integrity
and safety of Holbrooks Road. Any alterations to the road drainage infrastructure required to
facilitate this shall be at the applicant’s cost.

BACKGROUND

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

e 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

Allotment 38 fronts Holbrooks Road which is a secondary arterial road. The surrounding location is
composed of predominately residential allotments with some commercial development to the south
also fronting Holbrooks Road. Residential development is primarily single detached dwellings on
individual allotments. The subject site and location are highlighted in the following images:
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PROPOSAL

The proposed development involves the division of Allotment 38 [211/D163/16 (Unique ID 558790]
at 177 Holbrooks Road, Underdale and the construction of two (2) single storey dwellings by
Rivergum Homes via two separate land use applications (211/1020/2016 & 211/1021/2016).

Allotment 38 is proposed to be divided into two (2) new allotments, proposed Allotment 801
(482m?) and proposed Allotment 802 (485m2).

Each of the single storey dwellings will contain four (4) bedrooms, kitchen/living/meals area, study
and two bathrooms. Alfresco & private open space will be located at the rear of each proposed
dwelling.

PUBLIC NOTIFICATION

The applications are Category 1 forms of development pursuant to Section 38 and Schedule 9 of
the Development Act and Regulations 1993 and the procedural matters of the Residential Zone.

REFERRALS
Internal

o City Assets — Street Tree Assessment (21//1020/2016 & 211/1021/2016)
Support for removal of the street tree was granted.
External

Development application 211/1228/2016 (land division) was referred to:
o Development Assessment Commission

e SA Water

e DPTI

The Development Assessment Commission and SA Water have advised no objections to the
proposed division subject to specific standard conditions being included on any consent issued.

The Department of Planning Transport and Infrastructure recommended that the two proposed
allotments share a single common driveway to minimise vehicles accesses to an arterial road and
that sufficient area should be provided on site to allow vehicles to exit the sites in a forward
direction. These issues were addressed as part of the two (2) land use applications which were
also referred to DPTI for comment.

Development applications 211/1020/2016 & 211/1021/2016 were referred to the Department of
Planning Transport & Infrastructure — Safety & Services Division.

The Department indicated it did not object in principle to the proposed developments
(211/1020/2016 & 211/1021/2016) subject to several conditions outlined below and included as
part of the recommendation.

¢ The site shall be served by a single centrally located shared access point direct to/from
Holbrooks Road. No additional vehicular access shall be permitted.

o The shared access shall be a minimum of 6.0 metres in width at the property boundary and
incorporate a clear area of 6.0 metres wide by 6.0 metres inbound from the property
boundary.

e All paving associated with the shared access/driveway shall be designed to ensure that
there are no level differences between the portion within the subject site and that of
211/1020/16.
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e All paving associated with the shared access/driveway shall be designed to ensure that
there are no level differences between the portion within the subject site and that of

211/1021/16.

e All vehicles shall enter and exit the site in a forward direction.

e The shared access and on-site manoeuvring areas (including the area in front of the
garages long the common boundary) shall remain clear of any impediments to vehicle
movements (such as fencing, meters, garden beds and parked vehicles).

e The obsolete crossover to/from Holbrooks Road shall be reinstated to Council standard
kerb and gutter at the applicant’s cost prior to habitation of the dwellings.

e Stormwater runoff shall be collected on-site and discharged without jeopardising the
integrity and safety of Holbrooks Road. Any alterations to the road drainage infrastructure
required to facilitate this shall be at the applicant’s cost.

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

Design and Appearance

Objectives

1

Principles of Development Control

1,2,3,12,13, 14, 15, 20, 21
22,24

- Objectives 1
Energy Efficiency —
Principles of Development Control 1,2
Objectives 3
Infrastructure —
Principles of Development Control 1
L Objectives 1,2,3&4
Land Division —
Principles of Development Control 1,2,5
. Objectives 1&2
Landscaping, Fences and Walls —
Principles of Development Control 1,2,3,4,5&6
Objectives 1,2,3,4,5

Natural Resources

Principles of Development Control

1,2,56,7,8,9,10, 11, 12,
13, 14, 15

Orderly and Sustainable Objectives 1,2,3,4&5
Development Principles of Development Control | 1,5
Objectives 1&2
Regulated Trees —
Principles of Development Control 1,2&3
Objectives 1,2,3,4

Residential Development

Principles of Development Control

1,3,4,5,6,7,8,9, 14, 16,
17,18, 19, 20, 21, 22, 23,
27,28, 29, 30, 31, 32, 33

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

Transportation and Access

Principles of Development Control

1,2,8,9, 10,11, 16, 17, 18,
19, 20, 21, 22, 23, 24, 25,
26, 27, 28, 29, 30, 31, 32,
33, 34, 35, 36, 37, 38, 39,
40, 41, 44,
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Zone: Residential Zone
Desired Character Statement: (extract)

This zone will contain predominantly residential development. There may also be some small-
scale nonresidential 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.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1 A residential zone comprising a range of dwelling
types, including a minimum of 15 per cent
affordable housing.

2 Dwellings of various types at very low, low and
medium densities.

3 Increased dwelling densities in close proximity to
centres, public transport routes and public open
spaces.

Principles of Development Control 1 The following forms of development are
envisaged in the zone:

= affordable housing

» domestic outbuilding in association with a dwelling
= dwelling

= dwelling addition

= small scale non-residential use that serves the
local community, for example: - child care facility -
health and welfare service - open space - primary
and secondary school - recreation area - shop
measuring 250 square metres or less in gross
leasable floor area

= supported accommodation.

7 Dwellings should be set back from allotment or
site boundaries to:

(a) contribute to the desired character of the
relevant policy area

(b) provide adequate visual privacy by separating
habitable rooms from pedestrian and vehicle
movement.
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Policy Area: Low Density Policy Area 21

Desired Character Statement:

This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).

There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to live
and take advantage of the variety of facilities focused on centre zones. Battleaxe subdivision will
not occur in the policy area to preserve a pattern of rectangular allotments developed with
buildings that have a direct street frontage. In the area bounded by Henley Beach Road, Torrens
Avenue and the Linear Park, where the consistent allotment pattern is a significant positive
feature of the locality, subdivision will reinforce the existing allotment pattern.

Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
facade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and
the Linear Park will be complementary to existing dwellings through the incorporation of design

features such as pitched roofs, eaves and variation in the texture of building materials.

Development will be interspersed with landscaping, particularly behind the main road frontage, to
enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.

Objectives 1 Development that contributes to the desired character of the policy area.

Principles of | 1 The following forms of development are envisaged specifically in the policy
Development | area:

Control affordable housing

domestic outbuilding in association with a dwelling

domestic structure, such as a veranda, porch

detached dwelling

dwelling addition

row dwelling within 400 metres of an existing centre zone

semi detached dwelling within 400 metres of an existing centre zone
small scale non-residential use that serves the local community, for
example: - child care facility - health and welfare service - open space -
primary and secondary school - recreation area - shop measuring 250
square metres or less in gross leasable floor area

e supported accommodation.

3 Except when located within 400 metres of a centre zone, a dwelling should
have a minimum site area (and in the case of residential flat buildings, an
average site area per dwelling) and a frontage to a public road not less than that
shown in the following table:

Dwelling type Site area Minimum frontage
(square metres) (metres)

Detached 420 minimum 12

Semi-detached 420 minimum 12
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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 420m?2 Proposed Allotment 801
Low Density Policy Area 21 (482m2)
PDC 3 Proposed Allotment 802
(485m?)
Satisfies
SITE FRONTAGE 12m Proposed Allotment 801:
Low Density Policy Area 21 11.05m
PDC 3 Proposed Allotment 802:
11.05m
Does Not Satisfy by 8%
STREET SETBACK Same setback as an adjacent | Dwelling A: 11.5m to
Residential Zone building or at least the garage and 9.59 to portico
PDC 8 average of the adjacent Dwelling B: 11.5m to
buildings garage and 9.59 to portico
Satisfies
SIDE/REAR SETBACKS Side Dwelling A northern side
Residential Zone 1m for vertical wall height less | setback: 1.06m
PDC 11 than 3m Dwelling A southern side

setback: 1.1m

Dwelling B southern side
setback: 1.07m

Dwelling B northern side
setback: 1.1m

Garage walls of Dwelling A
& B abutting on common
boundary: less than 8m

Satisfies

Rear
3m (single storey) Dwelling A: 4.9m
(from Alfresco)
Dwelling B: 5.1m
(from Alfresco)

Satisfies
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PRIVATE OPEN SPACE
Residential Development
PDC 19

60m2 with a minimum
dimension of 4m

Dwelling A: 97m2 (approx.)
Dwelling B: 99.5m?

(approx.)

Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34 & Table WeTo/2

2 car-parking spaces required
one of which is covered

2 provided per dwelling

Satisfies

QUALITATIVE ASSESSMENT

In assessing the merits or otherwise of the application, the proposed development generally
satisfies the relevant Development Plan provisions with the following comments provided:

Land Use and Zoning

The proposed land use of residential development in the form of two detached dwellings is a

suitable land use.

Site Area and Frontage

The proposed allotments will meet the minimum site area requirements for the Low Density Policy
Area 21 (greater than 420m2) but will not meet the minimum 12m frontages with both allotments
proposed with a frontage of 11.05m, a 7.9% shortfall. This shortfall in minimum frontage is
considered a minor departure from the Development Plan and the concurrent land uses
applications for two dwellings demonstrate that the sites can be suitably developed for an

anticipated land use.

Significant /Regulated Trees

The site plan for Dwelling A shows that a tree is located on the adjacent land to the east with a
canopy that extends to the edge of the Alfresco area. There is no information as to whether this
tree constitutes a regulated or significant tree or whether the proposed development will have any
impact on this existing tree. Given the location of the dwelling is outside the tree canopy it is

considered suitable.

Land Division

The proposed land division will create two (2) allotments from the existing one with site areas of
Allotment 801 (482m?2) and Allotment 802 (485m?). Each proposed allotment will have a site
frontage to Holbrooks Road of 11.05m.

A revised proposed plan of division has been submitted that provides free and unrestricted rights of
way over the common driveway proposed to Holbrooks Road.

Where land is to be divided, the resultant allotments should be suitable for their intended purpose.
While the proposed lots will not meet the 12-metre minimum site frontage for the Low-Density
Policy Area 21, they will meet the 420m2 minimum site area. The concurrent land use applications
demonstrate the two dwellings can be built on the proposed allotments that can meet the
Development Plan provisions. It is considered that the proposed allotments are suitable for their
intended land use of residential development.
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SUMMARY

The proposed division of Allotment 38 [211/D163/16 (Unique ID 558790] at 177 Holbrooks Road,
Underdale and the construction of two (2) single storey dwellings via two separate land use
applications (211/1020/2016 & 211/1021/2016) is considered an appropriate land use for the zone
and locality in which it is located.

The proposed allotments will measure 482m?2 & 485m? respectively that meets the minimum site
area for detached dwellings within the Low-Density Policy Area 21. The proposed allotments will
be marginally below the site frontage requirements of the policy area at 11.05m, which is
considered a minor departure from the Development Plan provisions.

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered 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

Land Division plan

Civil Plan - Dwelling A

Floor plan and elevations - Dwelling A
Civil Plan - Dwelling B

Floor plan and elevations - Dwelling B

arwdPE
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6.11 17 Poynton Street, COWANDILLA
Application No 211/1078/2016 and 211/1407/2016

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT Land division - Community Demolition of existing carport and
PROPOSAL Title; DAC No. 211/C188/16 alterations to existing dwelling including
(Unique ID 56204); Create carport addition.
one (1) additional allotment | Construction of new single storey group
dwelling with garage under main roof.
APPLICANT Mr Israa Jumaah Esmond Fok
APPLICATION NO | 211/1407/2016 211/1078/2016
LODGEMENT 02 November 2016 09 September 2016
DATE
ZONE Residential Zone Residential Zone
POLICY AREA Low Density Policy Area 20 Low Density Policy Area 20
APPLICATION Merit Merit
TYPE
PUBLIC Category 1 Category 1
NOTIFICATION
REFERRALS External Internal
= Development = Engineering - City Assets
Assessment
Commission
=  SA Water Corporation
DEVELOPMENT 05 May 2016 05 May 2016
PLAN VERSION
MEETING DATE 13 June 2017 13 June 2017

RECOMMENDATION 1

The Development Assessment Panel, having considered all aspects of the report, the application
for consent to carry out development of land and pursuant to the provisions of the Development
Act 1993 resolves to GRANT Development Plan Consent and Land Division Consent for
Application No. 211/1407/2016 by Mr Israa Jumaah to undertake Land division - Community Title;
DAC No. 211/C188/16 (Unique ID 56204); Create one (1) additional allotment at 17 Poynton
Street, Cowandilla (CT 5679/616) subject to the following conditions of consent.

DEVELOPMENT PLAN CONSENT
Council Conditions

1.  The division shall take place in accordance with the approved plan prepared by Andrew
Butcher Project Management (Plan Reference ABPM01775dwg02rev00 - dated 31/10/2016)

LAND DIVISION CONSENT
Council Conditions

1. Prior to the issue of clearance, any buildings that cross authorised allotment boundaries shall
be removed.
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Development Assessment Commission and SA Water Corporation Conditions

2. Payment of $6676 into the Planning and Development fund (1 lots(s) @ $6676 /lot). Payment
may be made by credit card via the internet at www.edala.sa.gov.au or by phone (7109 7018),
by cheque payable to the Development Assessment Commission marked “Not Negotiable”
and sent to GPO Box 1815, Adelaide 5001 or in person, at Ground Floor, 101 Grenfell Street,
Adelaide.

3. Afinal 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 developer must advise SA Water the preferred servicing option.

Information can be found at: http://www.sawater.com.au/developers-and-builders/building,-
developing-and-renovating-your-property/subdividing/community-title-development-factsheets-
and-information On receipt of the developer details and site specifications an investigation will
be carried out to determine if the connections to your development will be standard or non-
standard fees.

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

RECOMMENDATION 2

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. 211/1078/2016 by
Esmond Fok to undertake "Demolition of existing carport and alterations to existing dwelling
including carport addition as well as construction of new single storey group dwelling with garage
under main roof" at 17 Poynton Street, Cowandilla (CT 5679/616) subject to the following
conditions of consent.

Council Conditions

1. The development shall be undertaken and completed in accordance with the plans and
information detail in the application except where varied by any condition(s) listed below.

2. The finished floor level of the authorised dwelling shall be 100.45 in accordance with the Site
Works Plan prepared by Residential, Commercial, Industrial Consulting Engineers (Job
Number C22054 - Dated 27 August 2016).

3. All stormwater design and construction shall be in accordance with Australian Standards and
recognised engineering best practices to ensure that stormwater does not adversely affect any
adjoining property or public road and for this purpose stormwater drainage shall not at any
time
a) Resultin the entry of water into a building, or
b) Affect the stability of a building, or
c) Create unhealthy or dangerous conditions on the site or within the building, or
d) Flow or discharge onto the land of an adjoining owners; and not flow across footpaths or

public ways.
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4. The subject land is located within an area depicted within AS2021 as being exposed to an
Australian Noise Exposure Forecast of 25. The development shall be completed in accordance
with the 'Acoustic Design Report' prepared by Resonate Acoustics (Reference A17229RP1,
Revision 0, dated Friday 31 March 2017.

5. Driveways, parking and manoeuvring areas shall be formed (surfaced with concrete, bitumen
or paving) and properly drained, and shall be maintained in a reasonable condition at all times.

BACKGROUND

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

o 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)

Application Nature of Development Decision | Reason

Number

211/744/2015 | Construction of three (3) two storey Refused | Additional information
dwellings each including a garage under not provided.
the main roof

SITE AND LOCALITY

The site has an approximate area of 814 square metres with frontage to Poynton Street of 17.9
metres. The site slopes up from Poynton Street toward the rear of the allotment and currently
comprises a detached dwelling with carport and verandah. The site is subject to "up to 100
millimetres" of flooding during a 1 in 100 year recurrence interval.

The locality is characterised by low-density residential development. Some allotments within the
locality have been divided and have a "battle-axe" form. Cowandilla Primary School is situated to
the east. The site abuts a drainage channel to the south.
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PROPOSAL

Development Number - 211/1078/2016 - Demolition of existing carport and alterations to existing
dwelling including carport addition as well as construction of new single storey group dwelling with
garage under main roof.

Development Number - 211/1407/2016 - Land division - Community Title; create one (1) additional
allotment

The relevant plans and details form Attachment 1.

REFERRALS

Internal
e Engineering - City Assets
External

e Development Assessment Commission
e  SA Water Corporation

A full copy of the relevant reports are attached, refer Attachment 2.

ASSESSMENT

The subject land is located within the Residential Zone and more particularly, Low Density Policy
Area 20 as described in the West Torrens Council Development Plan. The main provisions of the

Development Plan which relate to the proposed development are as follows:

General Section

Design and Appearance

Objectives

1and 2

Principles of Development Control

1,2,3,4,9 10, 12, 13,
14, 15, 21 and 22

Hazards Objectives 1,2and 4
Principles of Development Control | 1, 2, 3,4,5,6 and 7
Objectives 1,2, 3and 4

Land Division

Principles of Development Control

1,2,4,5,6,7,8,9, 10, 11
and 12

Landscaping, Fences and Obijectives 1
Walls Principles of Development Control | 1, 2, 3, 4 and 6
Orderly and Sustainable Objectives 1,2,3,4and 5
Development Principles of Development Control | 1, 3,5, 7 and 8
Objectives 1,2, 3and 4
Principles of Development Control | 1, 2, 3,4, 5, 6, 7, 8, 9, 10,
Residential Development 11, 12, 13, 14, 15, 16, 17,
18, 19, 20, 21, 28, 29, 30
and 31
Objectives 1,2and 4

Transportation and Access

Principles of Development Control

1, 2, 8,10, 11, 23, 24, 25,
26, 34, 35,36, 37, 40, 41,
43 and 44

Waste

Objectives

1and?2

Principles of Development Control

1,2,3,4,5and 6
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Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1,2,3and 4
Principles of Development Control 1,56,7,8,9 10,11, 12, 13 and 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
fagcade 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, 3and 5
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QUANTITATIVE ASSESSMENT

The proposal is assessed for consistency with the prescriptive requirements of the Development

Plan as outlined in the table below:

DEVELOPMENT PLAN

PROVISIONS STANDARD ASSESSMENT
ALLOTMENT AREA 340mz2 Lot 1 = 286m?
Low Density Policy Area 20 Lot 2 = 392m?

PDC 5

Lot 1 does not satisfy by
15.9%

SITE FRONTAGE
Low Density Policy Area 20
PDC4&5

10m (application not
combined with land division)

Lot 1 =0m
Lot 2 =11.98m

Lot 1 does not satisfy

MAXIMUM NUMBER OF
STOREYS

Two-Storeys

Lot 1 = One Storey
Lot 2 = One Storey

Residential Zone (Unchanged)
PDC 6

Satisfies
MAXIMUM SIDE WALL HEIGHT | 6m (measured from the Lot1=2.7m

Residential Zone

natural ground level)

Lot 2 = Unchanged

PDC 6

Satisfies
STREET SETBACK The average setback of Lot 1 =28m
Residential Zone adjacent buildings. Lot 2 = Unchanged
PDC 8

Satisfies

SIDE/REAR SETBACKS
Residential Zone
PDC 11

1m (vertical side wall 3m or
less in height)

3m (for single storey
components)

Lot1=1.1m and 3.7m
Lot 2 = Unchanged

Satisfies

Lot 1 =4.8m
Lot 2 = 3.2m

Satisfies
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PRIVATE OPEN SPACE 24m?, minimum dimension 3m | Lot 1 = 84.9m?
Residential Development for allotments under 300m? Lot 2 = 31.6m?
PDC19

60m?, minimum dimension 4m | Satisfies

for allotments between 300m?

and 500m?
LANDSCAPING 10% 25.3%
Module: Landscaping, Fences &
Wallls PDC: 4 Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34

2 car-parking spaces per
dwelling, 1 covered

Lot 1 =2, 1 covered
Lot 2 =2, 1 covered

Satisfies
STORAGE
Residential Development 8m? Lot 1 = Om® (proposed
PDC 31 dwelling)
Lot 2 = Om3 (existing dwelling)
Does Not Satisfy
BATTLE-AXE DRIVEWAY 4m 3.5m

WIDTH
Land Division
PDC 7

Does Not Satisfy

QUALITATIVE ASSESSMENT

In assessing the merits or otherwise of the application, the following matters are also relevant as
discussed under the following sub headings:

Bulk and Scale

The proposed dwelling would be consistent with low-density building forms elsewhere in the
locality. The proposal would be single storey with typical external materials and finishes. The
boundary garage wall would have an eave height of 2.7 metres and a length of 6.1 metres. The
dwelling would be articulated by its shape as well as windows and doors. The proposed bulk and
scale are expected within the zone and policy area.

Stormwater and Flooding

Stormwater from the site would be directed and discharged to Poynton Street without

a) Resulting in the entry of water into a building

b) Affecting the stability of a building

c) Creating unhealthy or dangerous conditions

d) Discharging onto the land of an adjoining owner.
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Portions of the site may be subject to 100mm of flooding from Keswick and Brown Hill Creek flood
plain during a 1 in 100 year rainfall event. Allowing for the necessary freeboard, the proposed floor
level would ensure safety from anticipated flood levels.

Aircraft Noise

The site is outside the area affected by aircraft noise as shown on '‘Overlay Map WeTo/8 -
Development Constraints' however is predominantly subject to an ANEF (Australian Noise
Exposure Forecast) of 25.

It is acknowledged that the proposal is situated within an established residential area that
envisages low-density residential development.

Development within areas affected by aircraft noise should be consistent with 'Australian Standard
AS2021 - Acoustics - Aircraft Noise Intrusion - Building Siting and Construction'. The applicant has
provided an 'Aircraft Noise Assessment'. By adopting the "appropriate form of construction" as
outlined within the report, compliance with the relevant Australian Standard will be satisfied. A
condition to this effect is appropriate should planning consent be granted.

Site Storage

Each dwelling should incorporate a minimum storage area of 8 cubic metres for goods and
chattels. Neither dwelling has identified specific storage areas however it is acknowledged that
each dwelling has excess private open space that could be used for external storage space. In
addition, the roof space of either dwelling could be utilised for storage if required.

Land Division

The land division application and corresponding built form application are not formally combined.
Nor is the site within 400 metres of a centre zone. As such, land division should create
allotment/site areas greater than 340 square metres with a minimum frontage width of 10 metres.

Proposed allotment 1 has been shaped with regard to preserving the exiting dwelling on proposed
allotment 2. As such, allotment 1 would have an area of 286 square metres and technically has no
frontage to a public road given proposed "common property". Allotment 1 therefore fails to achieve
minimum requirements.

Proposed allotment 2 satisfies Development Plan requirements with an area of 392 square metres
and a frontage to Poynton Street of 11.98 metres.

The Desired Character of Low Density Policy Area 20 states "Allotments in the policy area will be
at low density" and "Battle-axe subdivision will not occur in the policy area to preserve a pattern of
rectangular allotments developed with buildings that have direct street frontage".

Within the locality "battle-axe subdivision" has occurred between 3/3A, 10/10A, 11/11A, 13/13A
and 14/14A Poynton Street. In addition "battle-axe subdivision" has occurred nearby at 45A Wilson
Street.

32 Turner Street and 53 Wilson Street have also been divided however have resulted from corner
allotments with benefit of road frontage.

Existing "battle-axe" allotments within the locality fail to achieve minimum frontage requirements
and have resulted in additional driveway crossovers from Poynton Street. In these circumstances
the driveway would form ‘common property' and thus an additional driveway would not be required.
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Other than 3A and 14A Poynton Street, allotments within the locality achieve minimum allotment
sizes. Notwithstanding this, Poynton Street, particularly the southern side, is largely characterised
by divided allotments, some of which are battle-axe. Although the Development Plan indicates
"Battle-axe subdivision will not occur", the proposal would largely replicate an existing sub-division
pattern that features frequently within the locality. The proposal would also replicate the division at
3/3A Poynton Street of similar circumstances.

The applicant, via the built form proposal, has demonstrated that undersized lot 1 is capable of
satisfying quantitative requirements despite not achieving the minimum allotment size. In addition,
the proposal would not adversely impact the low-density character or amenity of the locality, partly
due to the neighbouring sub-division pattern between 19 Poynton Street and 53 Wilson Street and
the drainage channel that separates allotments to the south.

SUMMARY

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan.

o Proposed Allotment 1 is suitable for its intended residential purpose.

e The proposal would not detrimentally affect the surrounding low density character or
amenity.

e The proposed sub-division pattern is frequent within the locality despite being contrary to
Low Density Policy Area 20

On balance the proposed development sufficiently accords with the relevant provisions contained
within the West Torrens Council Development Plan Consolidated 05 May 2016 and warrants
Development Plan Consent.

Attachments

1. Plans and details
2. Referral Comments
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6.12 34A & 34B Ebor Avenue, MILE END

Application No

211/529/2017 (DAC No - 211/D070/17)

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Land division - Torrens Title; DAC No. 211/D070/17
(Unique ID 57868); Create one (1) additional allotment

APPLICANT J A Fountain
APPLICATION NO 211/529/2017
LODGEMENT DATE 9 May 2017

ZONE Residential Zone
POLICY AREA Cowandilla / Mile End West Character Policy Area 23
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal
= Nil
External
=  SA Water & DAC
DEVELOPMENT PLAN 5 May 2016

VERSION
MEETING DATE

13 June 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. 211/529/2017 by J A
Fountain to undertake Land Division at 34A & 34B Ebor Avenue, Mile End (CT1115/82) subject
to the following conditions of consent:

DEVELOPMENT PLAN CONSENT
Council Conditions

1. Development is to take place in accordance with the plans prepared by State Surveys
relating to Development Application No. 211/529/2017 (DAC 211/D070/17).

LAND DIVISION CONSENT
Council Conditions

1. The residential sole occupancy units (Class 1A - dwellings, townhouses etc. & Class 2 - flats,
units, apartments etc.) are required to be fire separated in accordance with Part 3.7.1.8 of
the BCA or Appendix F.3 of the South Australian Housing Code.

e Evidence must be submitted to Council to verify compliance with the above (attached is
a form to be completed demonstrating the required compliance);

o 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.

Page 366 Item 6.12



Development Assessment Panel Agenda 13 June 2017

Development Assessment Commission Conditions

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

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

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

On approval of the application, all internal water piping that crosses the allotment boundaries
must be severed or redirected at the developers/owners cost to ensure that the pipework
relating to each allotment is contained within its boundaries.

2. Payment of $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, at Ground Floor, 101
Grenfell Street, Adelaide.

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

o 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
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SITE AND LOCALITY

The subject site is located along the western side of Ebor Avenue, and has an east - west
orientation. The land is described as Allotment 7 Filed Plan 144035 as contained in Certificate of
Title Volume 5779 Folio 273. The allotment is rectangular in shape and has a total site area of
501.7m?2. There are no easements or regulated trees affecting the site.

The subject land contains a single storey building that is utilised as two separate occupancy units.
Each unit has its own address and therefore the land is listed as 34A Ebor Avenue, Mile End and
34B Ebor Avenue, Mile End. The dwellings however present as a single dwelling to the street.
Each dwelling unit is accessed via an individual vehicle crossover provided on either side of the
building. There is no on street parking available directly in front of the site due to the location of
traffic calming measure in the form of a wide landscaped verge.

The subject site is located within Character Policy Area 23 and this is evident by the predominance
of character style dwellings within the locality. Particularly Bungalows, Villas and Cottages are
located within the immediate locality of the subject site. Another feature of the immediate locality is
that the existing allotment pattern is varied, with smaller allotments distinguishing this area from the
Policy Area at large where, on average, allotments are both larger and wider.

For the site and locality details, refer to the following maps.
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PROPOSAL

The applicant seeks to divide the existing land into two allotments. This will formalise the existing
arrangement on site whereby one building is currently utilised as two separate dwelling units. Each
unit has frontage and exclusive access to a public street and therefore the new allotments will be
Torrens Title allotments with a party wall easement over the common boundary.

For a copy of the plans and supporting documentation, refer to 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, Schedule 9 of the Development Regulations 2008, Part 1 (2(f))
and procedural matters of the West Torrens Council Development Plan.

REFERRALS
External
The application was referred to:

e Development Assessment Commission
e SA Water

A full copy of the relevant reports are attached, refer to Attachment 2.

ASSESSMENT

The subject land is located within the Residential Zone and more specifically within Cowandilla/
Mile End West Character Policy Area 23 as described in the West Torrens Council Development
Plan. The main provisions of the Development Plan which relate to the proposed development are
as follows:

General Section

Land Division Opje(_:tives 1,2,3&4
Principles of Development Control | 1,2,4,5,6,8 & 12
Orderly and Sustainable Objectives 1,2,3,4&5
Development Principles of Development Control | 1, 3,5, & 6
Residential Development Objectives 12,3485
Principles of Development Control | 1, 3, 4, &5

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.
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Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1,2,3&4
Principles of Development Control 1,5,17, 18, 19, 22

Policy Area: Character Policy Area 23

Desired Character Statement:

The policy area will contain predominantly detached dwellings and semi-detached dwellings.
There will also be some small-scale non-residential activities such as offices, shops and
consulting rooms in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will vary in size from low density to very low density and are generally deep, with
narrow frontages to main streets. Subdivision will reinforce the existing allotment pattern which
is a significant positive feature of the policy area.

There will be a unity of built-form, particularly as viewed from the street, where all new
development is complementary to the key character elements of Victorian-era villas, cottages,
inter-war bungalows, Spanish mission and Dutch colonial-style dwellings, rather than
dominating or detracting from them. Key elements of this character include pitched roofs,
verandas /porticos and masonry building materials. There will be predominantly one storey
buildings, with some two storey buildings designed in a manner that is complementary to the
single storey character of nearby buildings. Setbacks will be complementary to the boundary
setbacks of older dwellings in the policy area, preserving considerable space in private yards for
landscaping.

There will be no garages/carports forward of the main facade of buildings. Fencing forward of
dwellings will be low to provide views of built-form that define the character of the policy area.
Any driveway crossovers will be carefully designed and located to ensure the preservation of
street trees which have an important positive impact on the streetscape.

Objectives 1

Principles of Development Control 1,2&3
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QUANTITATIVE ASSESSMENT

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

DEVELOPMENT PLAN

PROVISIONS STANDARD ASSESSMENT
ALLOTMENT AREA 270m?2 Lot 701 - 251m?
Character Policy Area 23 (East of Bagot Avenue) Lot 702 - 251m?2
PDC 3

Does Not Satisfy by 7%
SITE FRONTAGE N/A - to be consistent with the Lot 701 - 9.14m
Residential Zone existing pattern and scale of Lot 702 - 9.15m
PDC 22 allotments
Satisfies

QUALITATIVE ASSESSMENT

In assessing the merits or otherwise of the application, the following commentary is provided:
Site Area & Frontage

The land division application fails to satisfy Policy PDC 3 as the proposed allotments will not have
an area greater than 270 square metres (where located east of Bagot Avenue). It is noted however
that the desired character for Character Policy Area 23 states that 'subdivision will reinforce the
existing allotment pattern which is a significant feature of the policy area’. Within the immediate
vicinity of the subject site, the allotment pattern is varied with small, narrow allotments common
along the western side of Ebor Avenue. Additionally, Character Policy Area 23 does not stipulate a
minimum frontage width for new allotments. Within the Residential Zone however, PDC 22 states
that 'the division of land should only occur where it will be consistent with the existing pattern and
scale of allotments'. In undertaking a review of the frontages of the allotments within the area,
particularly those located adjacent to the subject site and west of Ebor Street, it appears that the
minimum frontage width is 8.5 metres. It is therefore considered that the proposed land division is
consistent with the existing pattern of allotments as the land division proposes frontage widths of
9.14 metres and 9.15 metres.

It is also recognised that the proposed land division is to formalise an existing arrangement
whereby one building is currently utilised as two separate dwelling units. This arrangement is
actually encouraged by the Development Plan as per PDC 19 of the Residential Zone which states
in regard to the Character Policy Areas that 'the conversion of an existing dwelling into two or more
dwellings may be undertaken provided that the building and front yard retain the original external
appearance to the public road'. The existing dwelling has long been converted into two dwellings
while continuing to be presented as one dwelling to the street. The subject development
application is to formalise this arrangement on the land title by creating two allotments with party
wall rights along the common boundary. This application will have no impact on the external
appearance of the dwelling or the presentation of the dwelling to the street. It is considered
therefore that the proposed land division reinforces the desired character of the Character Policy
Area 23 as the development preserves the existing streetscape.
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SUMMARY

Whilst the proposed development falls short of the minimum site area provisions, the proposed
allotments reinforce the existing allotment pattern and allow the existing dwelling to retain its
current presence to the street. These elements are noted as being significant positive features of
the Character Policy Area 23 and the Residential Zone, and therefore on balance it is considered
that the proposed land division has sufficient regard to the desired character of the locality and
warrants consent.

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. Plan of Division
2. Referral Reports
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6.13 50 Torrens Avenue, LOCKLEYS
Application No 211/133/2017

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL Removal of a Significant Tree

APPLICANT

Lidia Morizzi

APPLICATION NO

211/133/2017

LODGEMENT DATE

08 February 2017

VERSION

ZONE Residential Zone
POLICY AREA Low Density Policy Area 21
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal
* |ndependent Arborist
External
= Nil
DEVELOPMENT PLAN 05 May 2016

MEETING DATE

13 June 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 REFUSE Development Approval for Application No. 211/133/2017 by Lidia
Morizzi to remove a significant tree at 50 Torrens Avenue, Lockleys (CT 5134/706) for the following

reasons:

1. The proposed development is contrary to
= Council Wide, Significant Trees Objective 1
Reason: The proposal does not conserve a significant tree that provides important
aesthetic and environmental benefit

= Council Wide, Significant Trees Principles of Development Control 1
Reason: The proposal would not preserve a significant tree that

a)

b)
c)

d)

makes an important contribution to the character and amenity of the
local area.

represents an important habitat for native fauna

is important to the maintenance of biodiversity in the local
environment

forms a notable visual element to the landscape of the local area.

= Council Wide, Significant Trees Principles of Development Control 3
Reason: The significant tree

a)
b)
c)
d)

e)

is not diseased

does not have a short life expectancy

does not represent an unacceptable risk to public or private safety
is not threatening to cause substantial damage to a substantial
building or structure of value

other remedial treatments and measures are available
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BACKGROUND
The development proposal is presented to the Development Assessment Panel (DAP) for the
following reason/s:

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

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

PREVIOUS OR RELATED APPLICATIONS

Application Nature of Decision Reason

Number Development

211/254/2013 | Land Division | Refused The proposed development is contrary to
to create 1 ° Council Wide
additional o] Land Division Objective 2
allotment o Land Division Principle of

Development Control 2, 4, 7, 8

o] Residential Development Principle of
Development Control 7, 26, 27

o] Significant Trees Principle of
Development Control 5

o Transportation and Access Principle of
Development Control 33

° Residential Zone Objective 4

. Residential Zone Principle of
Development Control 6

° Policy Area 20 Objective 1

. Policy Area 20 Principles of
Development Control 1 and 2

211/922/2012 | Removal of Refused - The proposed development is contrary to:
Significant Dismissed on
Tree appeal to the Significant Trees Objective 1
ERD Court Reason: Proposal seeks to remove

notable tree which contributes to the
amenity of the locality.

Significant Trees Principles of
Development Control 1

Reason: The tree has attributes that
should be preserved

Significant Trees Principles of
Development Control 2

Reason: Development should have
minimum adverse effect on the health of
a significant tree.

Significant Trees Principles of
Development Control 3

Reason: The tree’s life expectancy is not
short, the tree does not represent an
unacceptable risk to public or private
safety, or is causing or threatening to
cause substantial damage to a
substantial building or structure of value.
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211/876/2012

Construction
of Carport
(forward of
dwelling)

Refused

The proposed development is contrary to:

General Section: Design and
Appearance Principle of Development
Control 16

Reason: The proposed is not set back a
sufficient distance from the front
allotment boundary to contribute to and
enhance the existing streetscape
character.

Residential Development Principle of
Development Control 26

Reason: The proposed development will
detract from the amenity of the
streetscape. It is located directly in front
of the dwelling entrance and in the
middle of the dwelling facade. This is a
dominating feature of the allotment as it
breaks up the frontage of the dwelling.

Residential Development Principle of
Development Control 27

Reason: The proposed carport is not
setback the suggested minimum
distance from the front boundary.

Zone Section: Residential Zone Principle
of Development Control 6

Reason: Inconsistent with existing
neighbourhood character with respect to
street setbacks.

Policy Area: Residential Policy Area 20
Principle of Development Control 1
Reason: Inconsistent with existing
neighbourhood character with respect to
street setbacks.

211/1285/2011

Demolition of
garage/carport
for the
construction of
verandah and
internal
alterations

Development
Approval
Granted

Subject to conditions
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SITE AND LOCALITY

The site is 50 (lot 6) Torrens Avenue, Lockleys located on the western side of Torrens Avenue with
a frontage of 18.2 metres, a depth of 69.1 metres and an area of 1,231 square metres. The site
comprises a detached dwelling, associated structures and significant trees.

The site and 10 Barrow Crescent are under the same ownership. Internal fences between the
properties do not match allotment boundaries with much of the rear garden of the site used as the
private open space for 10 Barrow Crescent. Portion of the site parallel with the northern boundary
is also used to provide vehicle access from 10 Barrow Crescent to Torrens Avenue.

The locality is characterised by low-density residential development predominantly one to two
storeys in height. A local heritage place (House - overall external form) neighbours the site at 46-
48 Torrens Avenue.
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PROPOSAL

The proposal is for removal of a significant tree. The species has been identified as Eucalyptus
Camaldulensis (River Red Gum).

Relevant plans and correspondence form 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 as well as the procedural matters of the City of West Torrens
Development Plan.

REFERRALS

Internal
e Council's Independent Arborist
A full copy of the relevant report is attached, refer 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

Objectives 1land 2
Principles of Development Control | 1 and 3

Significant Trees

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 4

Principles of Development Control 5
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Policy Area: Low Density Policy Area 21

Desired Character Statement:

This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).

There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage. In the area bounded by Henley
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.

Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
fagcade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and
the Linear Park will be complementary to existing dwellings through the incorporation of design
features such as pitched roofs, eaves and variation in the texture of building materials.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.

Objectives 1

Principles of Development Control 2

Significant Trees

The Residential Zone and Low Density Policy Area 21 suggest a desire to preserve and provide
landscaping to enhance the appearance of buildings from the street as viewed by pedestrians and
to reduce heat loads in summer.

More particularly, General Section, Significant trees provides the following relevant objective and
principles.

Objective 1: The conservation of significant trees, in Metropolitan Adelaide, that provide important
aesthetic and environmental benefit.

Principle 1: Development should preserve the following attributes where a significant tree
demonstrates at least one of the following attributes:

(a) makes an important contribution to the character or amenity of the local area; or

(b) is indigenous to the local area and its species is listed under the National Parks and
Wildlife Act 1972 as a rare or endangered native species

(c) represents an important habitat for native fauna
(d) is part of a wildlife corridor of a remnant area of native vegetation
(e) is important to the maintenance of biodiversity in the local environment

(f) forms a notable visual element to the landscape of the local area.
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Principle 3: Significant trees should be preserved, and tree-damaging activity should not be
undertaken, unless:

(a) in the case of tree removal, where at least one of the following apply:
(i) the tree is diseased and its life expectancy is short
(i) the tree represents an unacceptable risk to public or private safety
(i) the tree is within 20 metres of a residential, tourist accommodation or habitable
building and is a bushfire hazard within a Bushfire Prone Area

(b) the tree is shown to be causing or threatening to cause substantial damage to a substantial
building or structure of value

(c) all other reasonable remedial treatments and measures have been determined to be
ineffective

(d) it is demonstrated that all reasonable alternative development options and design solutions
have been considered to prevent substantial tree-damaging activity occurring

(e) in any other case, any of the following circumstances apply:
(i) the work is required for the removal of dead wood, treatment of disease, or is in the
general interests of the health of the tree
(i) the work is required due to unacceptable risk to public or private safety
(iii) the tree is shown to be causing or threatening to cause damage to a substantial
building or structure of value
(iv) the aesthetic appearance and structural integrity of the tree is maintained
(v) it is demonstrated that all reasonable alternative development options and design
solutions have been considered to prevent substantial tree-damaging activity occurring.

The tree is considered to provide an aesthetic and environmental benefit that contributes to the
character and amenity of the local area. The tree is visually notable when viewed from sections of
Torrens Avenue, Dartmoor Street and Barrow Crescent due to its height and canopy.

Council's independent arborist has confirmed the following

1) The tree is a qualifying significant tree that
= makes an important contribution to the character and amenity of the local area
» represents an important habitat for native fauna
* s important to the maintenance of biodiversity in the local environment
= forms a notable visual element to the landscape of the local area.

2) The tree is in good health and has good levels of vitality
3) The tree does not have a short life expectancy
4) The tree structure is good.

5) The risk posed by branch failure to persons or property at 30 Dartmoor Street, Lockleys has
been determined as being low

6) No evidence of damage to the residence or other substantial structures of value was found.

The applicant has not demonstrated that there is a special reason justifying the trees removal or
that there is an unacceptable risk that cannot be reduced by reasonable remedial measures.
Council's independent arborist has recommended that the tree be pruned to reduce branch
overhang by 10-20% and the tree be monitored regularly to determine any change to the level of
risk. Currently the degree of risk posed by this tree is within acceptable bounds.
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SUMMARY

Having considered all the relevant Objectives and Principles of the Development Plan, it has been
determined that whilst not seriously at variance with the provisions of the Development Plan, the
proposal is sufficiently at variance with the more relevant provisions and therefore does not warrant
consent.

On balance the proposed development does not sufficiently accord with the relevant provisions
contained within the West Torrens (City) Development Plan Consolidated 05 May 2016 and does
not warrant Development Plan Consent.

Attachments

1. Plans, photographs and details
2. Council's Independent Arborist Report
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6.14 50 Torrens Avenue, LOCKLEYS

Application No 211/134/2017

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL Removal of a Significant Tree
APPLICANT Zhou You-De (Johnny)
APPLICATION NO 211/134/2017
LODGEMENT DATE 08 February 2017
ZONE Residential Zone
POLICY AREA Low Density Policy Area 21
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal
* |ndependent Arborist
External
= Nil
DEVELOPMENT PLAN 05 May 2016
VERSION
MEETING DATE 13 June 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. 211/134/2017 by Zhou
You-De (Johnny) to remove a significant tree at 50 Torrens Avenue, Lockleys (CT 5134/706) for

the following reasons:

1. The proposed development is contrary to
= Council Wide, Significant Trees Objective 1

Reason: The proposal does not conserve a significant tree that provides important

aesthetic and environmental benefit

= Council Wide, Significant Trees Principles of Development Control 1
Reason: The proposal would not preserve a significant tree that

a) makes an important contribution to the character and amenity of the

local area.

b) represents an important habitat for native fauna
c) is important to the maintenance of biodiversity in the local

environment

d) forms a notable visual element to the landscape of the local area.

= Council Wide, Significant Trees Principles of Development Control 3

Reason: The significant tree
a) is not diseased
b) does not have a short life expectancy

c) does not represent an unacceptable risk to public or private safety
d) is not threatening to cause substantial damage to a substantial

building or structure of value

e) other remedial treatments and measures are available
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BACKGROUND

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

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

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

PREVIOUS OR RELATED APPLICATIONS

Application
Number

Nature of
Development

Decision

Reason

211/254/2013

Land Division
to create 1
additional
allotment

Refused

The proposed development is contrary to
e Council Wide
o0 Land Division Objective 2
0 Land Division Principle of
Development Control 2, 4, 7, 8
0 Residential Development
Principle of Development
Control 7, 26, 27
o Significant Trees Principle of
Development Control 5
0 Transportation and Access
Principle of Development
Control 33
¢ Residential Zone Obijective 4
Residential Zone Principle of
Development Control 6
o Policy Area 20 Objective 1
Policy Area 20 Principles of
Development Control 1 and 2

211/922/2012

Removal of
Significant
Tree

Refused

The proposed development is contrary to:

Significant Trees Objective 1
Reason: Proposal seeks to remove
notable tree which contributes to the
amenity of the locality.

Significant Trees Principles of
Development Control 1

Reason: The tree has attributes that
should be preserved

Significant Trees Principles of
Development Control 2

Reason: Development should have
minimum adverse effect on the health of
a significant tree.
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Significant Trees Principles of
Development Control 3

Reason: The tree’s life expectancy is not
short, the tree does not represent an
unacceptable risk to public or private
safety, or is causing or threatening to
cause substantial damage to a
substantial building or structure of value.

211/876/2012

Construction
of Carport
(forward of
dwelling)

Refused

The proposed development is contrary to:

General Section: Design and
Appearance Principle of Development
Control 16

Reason: The proposed is not set back a
sufficient distance from the front
allotment boundary to contribute to and
enhance the existing streetscape
character.

Residential Development Principle of
Development Control 26

Reason: The proposed development will
detract from the amenity of the
streetscape. It is located directly in front
of the dwelling entrance and in the
middle of the dwelling facade. This is a
dominating feature of the allotment as it
breaks up the frontage of the dwelling.

Residential Development Principle of
Development Control 27

Reason: The proposed carport is not
setback the suggested minimum
distance from the front boundary.

Zone Section: Residential Zone Principle
of Development Control 6

Reason: Inconsistent with existing
neighbourhood character with respect to
street setbacks.

Policy Area: Residential Policy Area 20
Principle of Development Control 1
Reason: Inconsistent with existing
neighbourhood character with respect to
street setbacks.

211/1285/2011

Demolition of
garage/carport
for the
construction of
verandah and
internal
alterations

Development
Approval
Granted

Subject to conditions
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SITE AND LOCALITY

The site is 50 (lot 6) Torrens Avenue, Lockleys located on the western side of Torrens Avenue with
a frontage of 18.2 metres, a depth of 69.1 metres and an area of 1,231 square metres. The site
comprises a detached dwelling, associated structures and significant trees.

The site and 10 Barrow Crescent are under the same ownership. Internal fences between the
properties do not match allotment boundaries with much of the rear garden of the site used as the
private open space for 10 Barrow Crescent. Portion of the site parallel with the northern boundary
is also used to provide vehicle access from 10 Barrow Crescent to Torrens Avenue.

The locality is characterised by low-density residential development predominantly one to two
storeys in height. A local heritage place (House - overall external form) neighbours the site at 46-
48 Torrens Avenue.
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PROPOSAL

The proposal is for removal of a significant tree. The species has been identified as Eucalyptus
Camaldulensis (River Red Gum).

Relevant plans and correspondence form 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 as well as the procedural matters of the City of West Torrens
Development Plan.

REFERRALS

Internal
e Council's Independent Arborist
A full copy of the relevant report(s) is/are attached, refer 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

Objectives 1land 2
Principles of Development Control | 1 and 3

Significant Trees

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 4

Principles of Development Control 5
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Policy Area: Low Density Policy Area 21

Desired Character Statement:

This policy area will have a low density character. In order to preserve this, development will
predominantly involve the replacement of detached dwellings with the same (or buildings in the
form of detached dwellings).

There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to
live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage. In the area bounded by Henley
Beach Road, Torrens Avenue and the Linear Park, where the consistent allotment pattern is a
significant positive feature of the locality, subdivision will reinforce the existing allotment pattern.

Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
facade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and
the Linear Park will be complementary to existing dwellings through the incorporation of design
features such as pitched roofs, eaves and variation in the texture of building materials.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.

Objectives 1

Principles of Development Control 2

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:

Significant Trees

The Residential Zone and Low Density Policy Area 21 suggest a desire to preserve and provide
landscaping to enhance the appearance of buildings from the street as viewed by pedestrians and
to reduce heat loads in summer.

More particularly, General Section, Significant trees provides the following relevant objective and
principles.

Objective 1: The conservation of significant trees, in Metropolitan Adelaide, that provide important
aesthetic and environmental benefit.

Principle 1: Development should preserve the following attributes where a significant tree
demonstrates at least one of the following attributes:

(a) makes an important contribution to the character or amenity of the local area; or

(b) is indigenous to the local area and its species is listed under the National Parks and
Wildlife Act 1972 as a rare or endangered native species

(c) represents an important habitat for native fauna

(d) is part of a wildlife corridor of a remnant area of native vegetation
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(e) is important to the maintenance of biodiversity in the local environment

(f) forms a notable visual element to the landscape of the local area.

Principle 3: Significant trees should be preserved, and tree-damaging activity should not be
undertaken, unless:

(a) in the case of tree removal, where at least one of the following apply:

(i) the tree is diseased and its life expectancy is short

(i) the tree represents an unacceptable risk to public or private safety

(iii) the tree is within 20 metres of a residential, tourist accommodation or habitable
building and is a bushfire hazard within a Bushfire Prone Area

(b) the tree is shown to be causing or threatening to cause substantial damage to a substantial
building or structure of value

(c) all other reasonable remedial treatments and measures have been determined to be
ineffective

(d) it is demonstrated that all reasonable alternative development options and design solutions
have been considered to prevent substantial tree-damaging activity occurring

(e) in any other case, any of the following circumstances apply:

(i) the work is required for the removal of dead wood, treatment of disease, or is in the
general interests of the health of the tree

(i) the work is required due to unacceptable risk to public or private safety

(iii) the tree is shown to be causing or threatening to cause damage to a substantial
building or structure of value

(iv) the aesthetic appearance and structural integrity of the tree is maintained

(v) it is demonstrated that all reasonable alternative development options and design
solutions have been considered to prevent substantial tree-damaging activity occurring.

The tree is considered to provide an aesthetic and environmental benefit that contributes to the
character and amenity of the local area. The tree is visually notable when viewed from sections of
Torrens Avenue, Dartmoor Street and Barrow Crescent due to its height and canopy.

Council's independent arborist has confirmed the following

1)

2)
3)
4)

5)

6)

The tree is a qualifying significant tree that
= makes an important contribution to the character and amenity of the local area
= represents an important habitat for native fauna
= is important to the maintenance of biodiversity in the local environment
= forms a notable visual element to the landscape of the local area.
The tree is in good health and has good levels of vitality
The tree does not have a short life expectancy
The tree structure is good.

The risk posed by branch failure to persons or property at 28 Dartmoor Street, Lockleys has
been determined as being low

No evidence of damage to the residence or other substantial structures of value was found.
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The applicant has not demonstrated that there is a special reason justifying the trees removal or
that there is an unacceptable risk that cannot be reduced by reasonable remedial measures.
Council's independent arborist has recommended that the tree be pruned to reduce branch
overhang by 5-10% and the tree be monitored regularly to determine any change to the level of
risk. Currently the degree of risk posed by this tree is within acceptable bounds.

SUMMARY

Having considered all the relevant Objectives and Principles of the Development Plan, it has been
determined that whilst not seriously at variance with the provisions of the Development Plan, the
proposal is sufficiently at variance with the more relevant provisions and therefore does not warrant
consent.

On balance the proposed development does not sufficiently accord with the relevant provisions
contained within the West Torrens (City) Development Plan Consolidated 05 May 2016 and does
not warrant Development Plan Consent.

Attachments

1. Plans, photographs and details
2.  Council's Independent Arborist Report
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6.15 10 Aldridge Terrace, MARLESTON

Application No 211/501/2017 (DAC No. 211/D069/2017)

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Land division - Torrens Title; DAC No. 211/D069/17

(Unique ID 57851); Create one (1) additional allotment

APPLICANT M Magoulas
APPLICATION NO 211/501/2017
LODGEMENT DATE 4 May 2017

ZONE Residential Zone
POLICY AREA Medium Density Policy Area 19
APPLICATION TYPE Merit
PUBLIC NOTIFICATION Category 1
REFERRALS Internal
= City Assets
External
= Nil
DEVELOPMENT PLAN 5 May 2016

VERSION
MEETING DATE

13 June 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. 211/501 /2017 by M
Magoulas to undertake land division at 10 Aldridge Terrace, Marleston (CT5721/776) subject to the
following conditions of consent:

DEVELOPMENT PLAN CONSENT
Council Conditions

1. Development is to take place in accordance with the plans prepared by Elite Land Solutions
relating to Development Application No. 211/501/2017 (DAC 211/D069/17).

LAND DIVISION CONSENT
Council Conditions

1. That prior to the issue of clearance to this division approved herein, all existing structures
shall be removed from the proposed allotments.

Development Assessment Commission Conditions

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

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

On receipt of the developer details and site specifications an investigation will be carried out
to determine if the connections to your development will be standard or non standard fees.
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On approval of the application, all internal water piping that crosses the allotment
boundaries must be severed or redirected at the developers/owners cost to ensure that the
pipework relating to each allotment is contained within its boundaries.

2. Payment of $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, at Ground Floor,
101 Grenfell Street, Adelaide.

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

BACKGROUND

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

o With regard to residential development and land division applications, where all proposed
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and
site areas designated in respective zones and policy areas within the West Torrens Council
Development Plan.

PREVIOUS OR RELATED APPLICATION(S)
Nil

SITE AND LOCALITY

The subject site is located along the western side of Aldridge Terrace and is approximately 100
metres south of Richmond Road. The land is described as Allotment 152 Deposited Plan 3838 as
contained in Certificate of Title Volume 5721 Folio 776. The allotment is rectangular in shape with
a total site area of 714m2. There are no easements or regulated trees affecting the site.

The site contains a single storey detached dwelling with associated outbuildings. Vehicle access to
the site is achieved via an existing crossover near the northern common boundary. There is one
street tree located to the front of the site.

The site is located within the Residential Zone and more specifically within the Medium Density
Policy Area 19. As such the immediate locality is residential in nature with a mix of dwelling types
including detached, semi-detached dwellings and residential flat buildings. Sporadic infill
development has taken place within the locality, resulting in a range of allotment sizes.

An aged care facility is located south east of the subject site and a variety of industrial and
commercial uses are located along Richmond Road to the north and Sutton Terrace to the west.

For site and locality details, refer to the following maps.
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PROPOSAL

The applicant seeks to divide the subject land into two (2) Torrens Title allotments. Both allotments
will be exclusive and have frontage onto Aldridge Terrace.

For a copy of the plans and supporting documentation including indicative dwelling site plan, refer
to Attachment 1.

PUBLIC NOTIFICATION

The application is a Category 1 form of development pursuant to Section 38 of the Development
Act, Schedule 9 Part 1 (2(f)) of the Development Regulations 2008 and Procedural Matters of the
West Torrens Council Development Plan.

REFERRALS

Internal

e City Assets (Engineering)
o  City Works (Arboricultural)

The following matters were raised as part of their response;

e Crossover to Lot 300 - By taking into consideration the offset distance requirements from the
existing tree (2.0m minimum) and stobie pole (1.0m minimum), there is sufficient room to
accommodate a single driveway corridor on the northern boundary.

e Crossover to Lot 301 - By taking into consideration the offset distance requirements from the
existing tree (2.0m minimum) and existing neighbouring driveway crossover (1.0m minimum),
there is sufficient room to accommodate a single driveway corridor on the southern boundary.

e City Works support the proposal, requiring a minimum offset of 2000mm from the existing
street tree (Bottle Brush). For Lot 301, the street tree is located just 3700mm from the adjoining
property therefore to maintain an offset of 2000mm from the nominated street tree, the Telstra
pit located within the verge will require relocating or have a trafficable cover placed over it to
allow for a vehicle crossing place.

A full copy of the relevant reports are attached, refer Attachment 2.
External

e Development Assessment Commission
e SA Water

A full copy of the relevant report(s) is/are attached, refer Attachment 3.
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ASSESSMENT

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

General Section

Land Division Opjegtives 1,2,3&4

Principles of Development Control | 1,2, 4,5,6, 8, 11, & 12
Orderly and Sustainable Obijectives 1,2,3,4&5
Development Principles of Development Control | 1, 3,5, 6, & 7
Residential Development Ot_)Je(_:tlves 1,234&5

Principles of Development Control | 1, 3, 4, &5

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.

Objectives 1,2,3&4
Principles of Development Control 1,2,&5
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Policy Area: Medium Density Policy Area 19

Desired Character Statement:

Allotments in this policy area will be at medium density, accommodating a range of dwelling
types including semi-detached, row and group dwellings, as well as some residential flat
buildings and some detached dwellings on small allotments. There will be a denser allotment
pattern close to centre zones where it is desirable for more residents to live and take advantage
of the variety of facilities focused on centre zones.

New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys,
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and
overlooking the Westside Bikeway, where buildings will be up to 3 storeys in height and provide
a strong presence to streets. Garages and carports will be located behind the front facade of
buildings.

Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.

Objectives 1

Principles of Development Control 1,2,45&7

QUANTITATIVE ASSESSMENT

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

DEVELOPMENT PLAN

PROVISIONS STANDARD ASSESSMENT
ALLOTMENT AREA 270m?2 Lot 300 - 357m?2
Medium Density Policy Area 19 Lot 301 - 357m2
PDC 4

Satisfies
SITE FRONTAGE 9m Lot 300 - 8.07m
Medium Density Policy Area 19 Lot 301 - 8.08m
PDC 4
Does Not Satisfy by 10%
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QUALITATIVE ASSESSMENT

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

Frontage

The Medium Density Policy Area 19 requires a 9 metre minimum frontage regardless of dwelling

type; whether the land division application is combined with the built form application; or the site is
located within 400 metres of a centre zone. The proposed land division application however fails to
satisfy this minimum 9 metre frontage requirement.

In investigating the options to subdivide the subject site given its size and dimensions, the only
other possibility would be to create a battle-axe allotment. In terms of the ability for dwellings to
directly front onto a street, passive surveillance, driveway lengths, and impacts to the amenity of
the adjoining dwellings, the proposed land division should be preferred over a battle-axe allotment
configuration. Furthermore, the frontage for the two proposed allotments is consistent with
frontages of other dwellings within the area. The table below lists those properties and provides an
insight into the varied character of the area.

Address Dwelling Type Approximate Site Area Approximate Frontage
3 Aldridge Terrace Detached 357m? 8.07m
3A Aldridge Terrace Detached 357m? 8.08m
5 Aldridge Terrace Semi-detached 357m? 8.07m
5A Aldridge Terrace Semi-detached 357m? 8.08m
8 Aldridge Terrace Residential Flat 714m?2 (total) 16.15m
Building with 4 units 178.5m? (average)
9 Aldridge Terrace Residential Flat 714m? (total) 16.15m
Building with 4 units 178.5m? (average)
5 Sutton Terrace Detached 357m? 8.07m
5A Sutton Terrace Detached 357m? 8.08m
9 Sutton Terrace Detached 304m? 12.15m
9A Sutton Terrace Group Dwelling - 410m? 4m
battle - axe site
8 Cudmore Terrace Detached 357m? 8.07m
8 Cudmore Terrace Detached 357m? 8.08m

It is also noted that the DAP, at the meeting held 9 May 2017, approved a combined land division
and built form proposal for 3 Cudmore Terrace, where the frontage of one of the new allotments is
8.07 metres.

The applicant has also provided a copy of the indicative dwellings site plan to demonstrate that
both of the proposed allotments will be capable of containing suitably sized detached dwellings.
Please refer to Attachment 1 for a copy of this plan.

Whilst the front of the subject site falls within 400 metres to a Centre Zone the majority of the site is
outside the 400 metres. It can be argued however that there are a variety of facilities (takeaway
food options, shops, places of employment etc.) within the broader locality, but outside the Centre
Zone, which has resulted in the locality being a desirable location for a denser urban living
environment. The site is also located within 400 metres of Marion Road, Grove Avenue and
Richmond Road where, among other facilities, a regular bus service operates. It is also noted that
having a site that is just over 400 metres from a Centre Zone should not deter those who are
willing to walk to the centre.

Given that the subject site is ideal for medium density development, and the proposed allotments
will be identical to other allotments within the locality, the subject land division proposal is
considered to satisfy the desired character of the Medium Density Policy Area 19.
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SUMMARY

Whilst the proposed development falls short of the minimum site frontage provisions, the proposed
allotments will be identical to other existing properties within the locality. Additionally, both
allotments will be exclusive and have direct frontage onto Aldridge Terrace. As such it is
considered that the proposed development will be consistent with the desired character of the
Medium Density Policy Area 19.

Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan.

On balance the proposed development sufficiently accords with the relevant provisions contained
within the West Torrens Council Development Plan Consolidated 5 May 2016 and warrants
Development Plan Consent.

Attachments

1. Proposal plan & associated documentation
2. Internal Referral Responses
3. External Referral Responses
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6.16 24 Howard Street, UNDERDALE
Application No 211/1509/2016

DEVELOPMENT APPLICATION DETAILS

DEVELOPMENT PROPOSAL

Land division - Torrens Title; DAC No. 211/D207/16
(Unique ID 56428); Create one (1) additional allotment

APPLICANT Mr Chris Staak
LODGEMENT DATE 23 November 2016

ZONE Residential Zone

POLICY AREA Low Density Policy Area 20
APPLICATION TYPE Merit

PUBLIC NOTIFICATION Category 1

REFERRALS Internal

= Council's Independent Arborist

= City Assets - Engineering

External

= Development Assessment Commission
= South Australian Water Corporation

05 May 2016

DEVELOPMENT PLAN
VERSION

MEETING DATE

13 June 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 and Land Division Consent for
Application No. 211/1509/2016 by Mr Chris Staak to undertake Land division - Torrens Title; DAC
No. 211/D207/16 (Unique ID 56428); Create one (1) additional allotment at 24 Howard Street,
Underdale (CT 5666/808) subject to the following conditions of consent:

DEVELOPMENT PLAN CONSENT
Council Conditions

1. The development shall take place in accordance with the plans prepared by Andrew and
Associates (Reference 216280-1) relating to Development Application Number
211/1509/2016 (211/D207/16)

LAND DIVISION CONSENT
Council Conditions

1. Prior to the issue of clearance to this division, all buildings shall be removed from the proposed
allotments.
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Development Assessment Commission and South Australian Water Corporation 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, at Ground Floor, 101
Grenfell Street, Adelaide.

3. Afinal 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.

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.

Note: The site includes two significant trees. Any work undertaken on the site should ensure the
health of each tree is preserved.

BACKGROUND

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

o 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

Application Nature of Development Decision
Number

211/1031/2016 | Removal of Significant Tree (River Red Gum) | Development Approval Granted
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SITE AND LOCALITY

The site is 24 Howard Street, Underdale which has a frontage of 18.2 metres, a depth of 53.3
metres and an area of 976 square metres. The site is located on the southern side of Howard
Street and comprises a detached dwelling, outbuildings and two significant trees.

The locality is characterised by low density residential development. The pattern of division is
predominantly rectangular however some community title divisions with irregular shaped allotments
are also nearby. Low Density Policy Area 21 is situated directly to the north, with Howard Street
being the policy area boundary.
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PROPOSAL

The proposal is for a Torrens Title land division to create 1 additional allotment.
A full copy of relevant plans and details forms Attachment 1.

REFERRALS

Internal

e Council's Independent Arborist
o City Assets - Engineering

External

e Development Assessment Commission
e  South Australian Water Corporation

A full copy of the relevant reports are attached, refer Attachment 2.

ASSESSMENT

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

General Section

Land Division Ot_)je(_:tives 1,2,3&4
Principles of Development Control [ 1,2, 3,4,5,6 & 8
Significant Trees Opje(_:tlves 1&2
Principles of Development Control [ 1,2, 3,4 &5

Zone: Residential Zone

Desired Character Statement:

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.

Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.

Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.

Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.
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Objectives 1,2and 4

Principles of Development Control 1land5

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
fagcade 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 1,2and 5

QUANTITATIVE ASSESSMENT

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

DEVELOPMENT PLAN
PROVISIONS STANDARD ASSESSMENT
ALLOTMENT AREA 340mz2 Lot 40 = 488mz2
Low Density Policy Area 20 Lot 41 = 488m?
Principle 5
Satisfies
SITE FRONTAGE 10m Lot 40 =9.15m
Low Density Policy Area 20 Lot 41 =9.14m
Principle 5
Does Not Satisfy by 8.5%
and 8.6%
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QUALITATIVE ASSESSMENT

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

Significant Trees

The site includes two significant trees (River Red Gums).

The Development Plan suggests a desire to preserve and provide landscaping to enhance the
appearance of buildings from the street as viewed by pedestrians and to reduce heat loads in
summer.

More particularly, General Section, Significant trees provides the following.

Objective 1: The conservation of significant trees, in Metropolitan Adelaide, that provide important
aesthetic and environmental benefit.

Principle 5: Land should not be divided or developed where the division or development would be
likely to result in a substantial tree-damaging activity occurring to a significant tree.

The arborist report provided by the applicant found that each tree is in a "fair"* condition with a life
expectancy greater than 20 years. In addition, the arborist report concludes that an encroachment
into the Tree Protection Zone may be possible, subject to the following recommendations.

1. Detailed non-destructive root investigation works carried out under strict supervision of a
project arborist

2. Afull Arboricultural Impact Assessment and Tree Protection Plan be prepared and
subsequently implemented on site prior to the commencement of any works

3. Consideration of alternative foundation designs where encroachment into the Tree
Protection Zone is proposed.

4.  Approved tree protection requirements be clearly identified during the project tender
process

5.  Any areas of proposed hard standing within the Tree Protection Zone are to be formed
using a no-dig technique and pervious paving to allow for the continued filtration into the
tree's root zones.

These recommendations are based on a 6 metre setback from the subject trees however it is
acknowledged that this setback could be increased.

Council's independent arborist has confirmed that each tree

Makes an important contribution to the character and amenity of the local area
Represents an important habitat for native fauna

Is part of a wildlife corridor of a remnant area of native vegetation

Is important to the maintenance of biodiversity in the local environment

Forms a notable visual element to the landscape.

arLDOE

Council's independent arborist has advised that a 6 metre setback from the trunk of either tree, as
indicated by the applicant, is not within the tolerable limits of the tree as the location of the dwelling
could sever or compact a large portion of the trees root system. Notwithstanding this, alternate
design methodologies could be implemented to expose possible roots without damage. If no
structural roots are located at the indicated 6 metres, then construction could be undertaken.
Alternatively, any proposed dwelling could adopt an "above-grade pier and beam footing" or be
setback further to reduce encroachment and potential impact.
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It is important to acknowledge that the dwelling plans submitted by the applicant are only
indicative. Subject to the following, the land division would not likely result in a substantial tree-
damaging activity occurring.

1.  An appropriate design potentially reducing dwelling encroachment into the Tree
Protection Zone beyond 6 metres,

Non-destructive root investigations,

Full arboriculture impact assessments,

Tree protection plans,

Possible alternative foundations

. Use of pervious paving where hard-stand is proposed within the Tree Protection Zone.
Land Division

The proposed land division is not combined with an application for dwellings and thus land division
should create allotments with an area greater than 340 square metres and with a minimum
frontage width of 10 metres.

OUThwWN

Proposed allotments are both 488 square metres and therefore achieve the recommended
minimum allotment area.

Allotment 40 would have a frontage width of 9.15 metres whilst allotment 41 would have a frontage
width of 9.14 metres. As such, both allotments fail to achieve the recommended minimum frontage
width.

Land should not be divided if the size, shape, location, slope or nature of the land makes any of the
allotments unsuitable for their intended use. Despite the shortfall, the frontages proposed remain a
suitable width for residential development. This has been demonstrated by the indicative site and
floor plan which confirm (subject to arborist recommendations) each allotment can reasonably
accommodate a dwelling with a floor area up to 216.5 square metres. In addition, minimum
frontage provisions allowing 9 meters in other policy areas further confirm that the proposed width
is capable of accommodating detached dwellings.

Although the original pattern of division is largely intact throughout the locality, numerous
community title land divisions have introduced a range of allotment shapes and areas throughout
the wider locality. Low Density Policy Area 20 simply desires low density allotments, not
preservation of the existing allotment pattern. The reduced frontages are not considered
detrimental to the low density character within the streetscape. Although not strictly in accordance
with the Development Plan, the proposed frontage shortfall is acceptable.

SUMMARY
Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is considered to be not seriously at variance with the Development Plan.

On balance the proposed development sufficiently accords with the relevant provisions contained
within the West Torrens Council Development Plan Consolidated 05 May 2016 and warrants
Development Plan Consent.

Attachments

1. Plans and applicant's arborist report
2. Referral Comments, including Independent Arborist Report
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7 CONFIDENTIAL REPORTS OF THE CHIEF EXECUTIVE OFFICER
7.1 6 Kimber Terrace, KURRALTA PARK

Application No. 211/1079/2016 and 211/1295/2016

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(S)
It is recommended to Development Assessment Panel that:

1. Onthe 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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7.2 12 Lowry Street, FULHAM

Application No. 211/1166/2016

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(S)
It is recommended to Development Assessment Panel that:

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

RECOMMENDATION

The Development Assessment Panel receive and note the information.

The current status is listed as follows:

Matters pending determination by DAC

Reason for DA number Address Description of development

referral

Section 49 211/722/2016 Lot 2 West Beach Road, Change of use to function
WEST BEACH room

Schedule 10 211/136/2015 134-136 Anzac Highway, On The Run redevelopment
GLANDORE

Section 49 211/1155/2012/A | Lot 2 West Beach Road, Amendment to condition
WEST BEACH regarding lighting

Section 49 211/54/2017 370 South Road, Permanent installation of 5
RICHMOND shipping containers for

storage

Concurrence 211/1466/2016 466-480 South Road, Childcare centre
MARLESTON

Section 49 211/507/2017 Lot 2 West Beach Road, Permanent installation of 2
WEST BEACH shipping containers for office

& storage

Section 49 211/506/2017 Rail corridor adjacent to Removal of regulated tree
45 Lindsay Street,
Plympton

Section 49 211/370/2017 11-13 Desmond Avenue, Change of use to distribution

MARLESTON

centre
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Development Application appeals before the ERDC

DA Number Address Reason for Appeal Description of Status
Development
211/476/2015/2 | 452 Henley Beach | Applicant appealed Retirement village | Hearing 15-
& Road, LOCKLEYS | DAP refusal 17 May 2017
211/476/2015/3
211/354/2016 17-19 Arthur Applicant appealed Construct two Finalised
Street, DAP refusal residential flat
RICHMOND buildings
containing eight
dwellings
211/1500/2015 | 8 Packard Street, | Applicant appealed Construct a Conciliation
NORTH DAP refusal residential flat Plan pending
PLYMPTON building containing
six dwellings
211/486/2016 24 Garfield Applicant appealed Construct a Finalisation
Avenue, DAP refusal residential flat of
KURRALTA building containing | compromise
PARK seven dwellings pending
211/791/2016 21 Fulham Park Applicant appealed Land division & Withdrawn
Drive, LOCKLEYS | DAP refusal two dwellings
211/1166/2016 | 12 Lowry Street, Applicant appealed Land division & Compromise
FULHAM DAP refusal two dwellings Plans
presented to
June DAP
211/1215/2016 | 21 Bickford Street, | Applicant appealed Reg Tree removal | Conciliation
RICHMOND DAP refusal Conference
20 June
2017
211/1079/2016 | 6 Kimber Terrace, | Applicant appealed Construct a Compromise
211/1295/2016 | KURRALTA DAP refusal residential flat Plans
PARK building containing | presented to
FOUR dwellings June DAP
SUMMARY
The information requested by the Panel has been provided for information purposes.
Attachments
Nil
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