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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 Council Assessment Panel held on 14 August 2018 be 
confirmed as a true and correct record. 
 

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

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

b. must not take part in any hearings conducted by the panel, or in any deliberations or 
decision of the panel, on the matter and must be absent from the meeting when any 
deliberations are taking place or decision is being made. 
 

If an interest has been declared by any member of the panel, the Assessment Manager will record 
the nature of the interest in the minutes of meeting. 
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6 REPORTS OF THE ASSESSMENT MANAGER 
6.1 20 Wood Street, KURRALTA PARK 
Application No  211/255/2018 & 211/131/2018 
 
Appearing before the Panel will be: 

Representors:  Ross Boyd of 2/23 Daly Street, Kurralta Park wishes to appear in support of the 
representation. 

 Steve and Voula Haliabalias of 21 Wood Street, Kurralta Park wish to appear in 
support of the representation. 

Applicant/s Philip Harnett of URPS on behalf of Zybek Consulting and Management wishes 
to appear to respond to the representations. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT 
PROPOSAL 

Land Division - Community Title; 
Create four (4) additional 
allotments and common property 

Demolition of existing dwelling 
and ancillary structures and 
construction of a two storey 
residential flat building 
comprising five (5) dwellings 
with landscaping and retaining 
walls and fencing along the 
boundary (maximum combined 
height of 2.7 metres) 

APPLICANT Wood Street Development 
c/- Cavallo Forest & Associates 

Zybek Consulting and 
Management 

APPLICATION NO 211/255/2018 211/131/2018 
LODGEMENT DATE 7 March 2018 14 February 2018 
ZONE Residential Residential 
POLICY AREA Medium Density Policy Area 18 Medium Density Policy Area 18 
APPLICATION TYPE Merit Merit 
PUBLIC NOTIFICATION Category 1 Category 2 
REFERRALS Internal 

 Nil 
External 
 DAC 
 SA Water 

Internal 
 City Assets 
External 
 Nil 

DEVELOPMENT PLAN 
VERSION 

6 February 2018 6 February 2018 
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BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reasons: 
 

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

 
 
PREVIOUS OR RELATED APPLICATION(S) 
DA 211/1450/2016 Construction of five (5) two storey dwellings with garage under main roof - 

(application withdrawn). 
 
The Council Assessment Panel (CAP) should be made aware that the land division and built form 
proposals that are to be considered within this report are substantively the same as the land 
division and built form proposals (applications 211/905/2017 and 211/731/2017) recently approved 
by the CAP at its meeting on 12 June 2018. The site of this approved development is located at  
16 Warwick Avenue, Kurralta Park which is 80 metres (m) away from the subject land and is also 
within the same zone and policy area. 
 
 
SITE AND LOCALITY 
The subject land comprises a single allotment that is commonly known as 20 Wood Street, Kurralta 
Park. The land is formally described in Certificate of Title Volume 5488 Folio 684, comprising 
Allotment 65 in Deposited Plan 1983 in the area named Kurralta Park, Hundred of Adelaide. There 
are no easements, encumbrances or Land Management Agreements affecting the land. 
 
The subject allotment is rectangular in shape with an 18.3m wide frontage to Wood Street and a 
total area of 903.2 square metres (m²). Currently occupying the land is a single storey brick 
dwelling and an outbuilding within the rear yard. The land is naturally flat and does not contain any 
Regulated Trees. 
 
The land is located approximately 160m north of the Kurralta Park shopping centre and a further 
100m from Anzac Highway. The South Road corridor is approximately 600m to the east and the 
Council owned Weigall Reserve is 350m to the west. 
 
The locality comprises an established residential area with a mixed built form character. Existing 
development includes detached and semi-detached dwellings, group dwellings and residential flat 
buildings up to two storeys in height and at low to medium densities. Recently constructed two 
storey infill development is evident on Woods Street and Warwick Avenue. A diverse allotment 
pattern is therefore observed within the locality with recent subdivision resulting in narrower street 
frontages of around 10m. 
 
The site and locality are shown on the following aerial image and locality plan. 
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PROPOSAL 
The proposed development is summarised as follows: 
 
211/255/2018 
This application is for a Community Title land division to create four (4) additional allotments. The 
proposed allotments have the following site areas and frontages: 
 

Lot Site Area Frontage 
1 127m² N/A 
2 111m² N/A 
3 111m² N/A 
4 111m² N/A 
5 112m² N/A 
Common 
Property 

331.2 18.29m 

 
A common property allotment is to be provided for shared driveway access. 
 
211/131/2018 
This application seeks the construction of a two storey residential flat building containing a total of 
five (5) dwellings. 
 
The eastern end of the building (Dwelling 1) is designed to address the road frontage with feature 
tile walls, linear cladding and fenestration on both levels. The main front wall is setback 3.3m from 
the road boundary, with the feature walls projecting further forward by only 280mm. The remaining 
four dwellings within the building are designed and orientated to front onto a new common 
driveway that follows the southern side boundary. 
 
The proposed building is designed with a common architectural style and form with facades that 
include modular projections, rear balconies, porticos and pitched roofs. External materials and 
finishes include linear and rendered wall cladding, feature tile walls, black aluminium frame 
windows and doors, and colorbond roof sheeting finished in Woodland Grey or similar. 
 
A combined retaining wall and good neighbour fence with a maximum height of 2.7m is to be 
constructed along the side and rear boundaries. A mix of landscaping will be provided along the 
road frontage and common driveway and within each courtyard and balcony. 
 
Refer to Attachment 1 for the plan of division and Attachment 2 for a copy of the dwelling plans. 
 
 
PUBLIC NOTIFICATION 
The application for the residential flat building (211/339/2017) is assigned to Category 2 for public 
notification purposes pursuant to Section 38 of the Development Act 1993 and Schedule 9, Part 2, 
18(a) of the Development Regulations 2008. 
 
Properties notified: 35 properties were notified during the Category 2 public 

notification process. 
  
Representations: Two (2) valid representations were received (two 

representations were received outside of the notification period) 
Representors  • Ross Boyd 

• Steve and Voula Haliabalias 
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Summary of representor 
issues  

• Noise and disturbance 
• Loss of privacy 
• Increased traffic 
• Overshadowing 
• Over-development 
• Visual impact / building bulk 
• Insufficient private open space 
• Loss of vegetation 
• Sewer and stormwater infrastructure 
• Insufficient storage 
• Impact on safety 

  
Applicant's response • Policy area seeks a shift to medium density and envisages 

residential flat buildings at the density proposed 
• Satisfies all setback and height requirements 
• Satisfies private open space and site coverage requirements 
• Incorporates landscaping that exceeds requirements 
• All upper level side and rear facing windows and balconies 

will be obscured up to 1.7m above finished floor level 
• Shadow diagrams show neighbouring properties will receive 

sufficient sunlight 
• SA Water and Council are satisfied that sewer and 

stormwater infrastructure is adequate 
• Sufficient storage is provided in all dwellings  
• No evidence that proposal will be unsafe in relation to noise 

or emissions 
  

 
Refer to Attachment 3 for a copy of the representations and the applicant's response to the 
representations. 
 
 
REFERRALS 
Internal 
City Assets 
The land use application was referred to City Assets for advice on finished floor levels, driveway 
access/verge interaction, vehicular manoeuvrability, waste management and stormwater 
management. Initial concerns raised have been resolved by way of an amended site works and 
drainage plan. City Assets are now satisfied with the proposal subject to the inclusion of conditions 
that are outlined in the recommendation. 
 
External 
State Commission Assessment Panel (SCAP) 
SCAP raised no concerns with the proposal. Standard conditions of consent have been included in 
the recommendation. 
 
SA Water 
SA Water raised no concerns with the proposal. Standard conditions of consent have been 
included in the recommendation. 
 
A full copy of the relevant advice and reports is contained in Attachment 4. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Residential Zone and, more particularly, Medium Density 
Policy Area 18 as described in the West Torrens Council Development Plan (consolidated  
6 February 2018). The main provisions of the Development Plan which relate to the proposed 
development are as follows: 
 
General Section 

Crime Prevention 
Objectives 1 
Principles of Development 
Control  

1, 2, 3, 6, 7& 8 

Design and Appearance 

Objectives 1 & 2 

Principles of Development 
Control 

1, 2, 3, 4, 5, 9, 10, 
12, 13, 14, 15, 16, 
21, 22 & 23 

Energy Efficiency 
Objectives 1 & 2 
Principles of Development 
Control 

1, 2 & 3 

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

1, 2, 4, 5, 6 & 8 

Landscaping, Fences and Walls 

Objectives 1 & 2 
Principles of Development 
Control 

1, 2, 3, 4, 6 
 

 
Medium and High Rise Development (3 
or More Storeys) 
 

Objectives 1, 2 & 4 
Principles of Development 
Control 

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

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

1& 3 

Residential Development 

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

1, 4, 5, 7, 8, 9, 10, 
11, 12, 13, 14, 16, 
18, 19, 20, 21, 22, 
28, 30, 31, 32 & 33 

Transportation and Access 

Objectives 2 
Principles of Development 
Control 

1, 2, 8, 9, 11, 23, 24, 
30, 34, 35, 36, 37 & 
44 
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Zone: Residential Zone 
Desired Character Statement:  
“This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer.” 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 5, 6, 7, 10, 11, 12, 13 & 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 
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QUANTITATIVE STANDARDS 
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 
PDCs 7&8 
 

 
150m² (minimum for 
residential flat building) 
 
250m² (minimum for land 
division) 
 

 
114m² (average) 
 
 
 
 
Does not Satisfy 
 

 
SITE FRONTAGE  
Medium Density Policy Area 18 
PDCs 6&8 

 
15m (minimum for complete 
building) 
 
9m (minimum for land 
division) 

 
18.3m 
 
 
 
 
Satisfies 
 

 
SITE COVERAGE  
Medium Density Policy Area 18 
PDC 5 

 
70% (maximum) 

 
46%  
 
Satisfies 
 

 
PRIMARY STREET SETBACK  
Medium Density Policy Area 18 
PDC 5 

 
3m (minimum) 

 
3m  
 
Satisfies 
 

 
SIDE SETBACKS 
Residential Zone 
PDC 11 

 
Ground floor 
1m (minimum) 
 
Upper floor 
2m (minimum) 
 

 
Ground floor 
1m  
 
Upper floor 
3m  
 
Satisfies 
 

 
REAR SETBACK 
Medium Density Policy Area 18 
PDC 5 

 
4m (minimum) 

 
4m  
 
Satisfies 
 

 
BUILDING HEIGHT 
Medium Density Policy Area 18 
PDC 5 

 
3 storeys or 12.5m 
(maximum) 

 
2 storeys (6.8m) 
 
Satisfies 
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DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
PRIVATE OPEN SPACE 
Medium Density Policy Area 18 
PDC 7 

 
24m²  
3m (minimum dimension) 
 

 
36m² - dwelling 1 
30m² - dwellings 2-5 
 
3m (minimum dimension for 
all dwellings) 
 
Satisfies 
 

 
CARPARKING SPACES  
Transportation and Access 
PDC 34 
 
Table WeTo/2 

 
11.25 (required) 
 

 
10 spaces  
(no visitor parking) 
 
 
Partially satisfies 
 

 
LANDSCAPING 
Module: Landscaping, Fences & 
Walls 
PDC 4 

 
10% (minimum) 

 
11.1% 
 
 
Satisfies 
 

 
DOMESTIC STORAGE 
Site Facilities and Storage  
PDC 4 

 
8m³ (minimum)  

 
3.2m³ within garages 5.25m³ 
stores within common area 
 
Satisfies 
 

 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Division 
The proposed Community Title land division will create five community lots that correspond to the 
layout of the five proposed dwellings, together with a common property driveway along the 
southern side of the site, common landscaping and storage areas.  
 
For land division proposal, Principle of Development Control (PDC) 8 of Medium Density Policy 
Area 18 prescribes a minimum site area of 250m², unless where combined with an application for 
dwellings. On this basis, and when considered in isolation, the land division demonstrates a 
significant shortfall in site areas. However, the frontage for the residential flat building satisfies this 
principle as it is greater than 15m in width. 
 
PDC 6 of the same policy area is seeking a minimum 'average' site area of 150m² for dwellings 
within a residential flat building. The density of the proposed development achieves an average 
site area per dwelling of 114m² - an average shortfall per dwelling of 36m². 
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The intent of minimum allotment sizes is to achieve a residential density that is consistent with the 
desired character for the area. The Desired Character for Medium Density Policy Area 18 is for 
allotments to be at medium densities. On the basis of the land having a total area of 903.2m², the 
'net' residential density of the development has been calculated at 55 dwellings per hectare. As 
defined by the Planning Strategy for Metropolitan Adelaide (30 Year Plan for Greater Adelaide - 
2017 Update), the proposed development is of 'medium' density. 
 
Notwithstanding the allotment size shortfall, it has been demonstrated by the built form proposal 
that the allotments are large enough for the proposed dwellings to reasonably satisfy the relevant 
quantitative requirements relating to building height and scale, private open space, site coverage 
and vehicle access and manoeuvrability. Accordingly, the deficiencies in allotment/site areas are 
considered to be acceptable. 
 
Dwelling Density and Desired Character 
The Desired Character for Medium Density Policy Area 18 envisages medium density development 
that includes "a range of dwelling types including residential flat buildings, row dwellings, group 
dwellings, semi-detached dwellings and some detached dwellings on small allotments". 
 
As previously considered, the proposed development has an average dwelling site area that is less 
than what is desired within the policy area. This average has been calculated by removing all 
common areas. It is noted that the average site area including the common areas is 180m². 
 
There are many allotments within the locality that accommodate a similar form and density of 
development to that proposed. The following examples are all within 200m of the subject land: 
 

Address Average site 
area (m²) 

Net density 
(dwellings/hectare) 

15 Warwick Avenue 58 89 
16 Warwick Avenue 
(Recently approved 
by CAP) 

114m² 55 

19 Warwick Avenue 147 47 
25 Warwick Avenue 154 38 
27 Warwick Avenue 125 48 
23 Wood Street 115 58 
27 Mortimer Street 112 48 
42 Mortimer Street 35 101 
44 Mortimer Street 53 100 
10 Gordon Street 67 94 

 
 
The subject land is located within 160m of the Kurralta Park shopping centre and a further 100m 
from Anzac Highway, which has high frequency public transport (bus and tram) routes. This places 
the land within a locality that is identified by the Development Plan as being appropriate for 
medium density development of the type proposed. 
 
As considered in more detail below, the shortfall in the average site area is not considered to 
compromise the spatial and functional characteristics of the development in terms of the built form 
relationship with adjoining properties, on-site car parking and vehicle manoeuvrability or the 
internal amenity for future occupants. 
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From a streetscape perspective, the dwellings do not appear cramped or visually overbearing due 
to a high level of articulation coupled with a modest building height. Whilst the allotments for the 
dwellings are less than the desired 150m², this shortfall would not be readily perceivable as the 
allotments and associated dwellings are positioned and oriented internally. Similarly, there would 
be no material consequences for the development pattern as significant infill development has 
already occurred throughout the locality (as previously noted), with several recent instances of two 
storey group dwellings and residential flat buildings on relatively small battle-axe allotments. 
 
The overall dwelling density and allotment layout of the proposal is considered to be compatible 
with the existing and desired built form characteristics of the locality. 
 
Setbacks 
Front and rear setbacks 
The front setback for dwellings in Medium Density Policy Area 18 should be a minimum of 3m as 
recommended by PDC 5. The main front wall is setback 3.3m from the road boundary, with only a 
small section of the feature walls projecting further forward by 280mm. The front building setbacks 
are therefore acceptable and are complemented by a well-articulated building façade and 
extensive landscaping along the frontage. 
 
The rear setback for dwellings within the policy area should be at least 4m. The proposed 
development meets this requirement. 
 
Side setbacks 
The design of the proposed development has sections of the ground level located within 1m of the 
northern side boundary. On the southern side, the garages and front entrances of the dwellings are 
setback at a distance of 6m. The ground level boundary setbacks satisfy PDC 11 of the Residential 
Zone module. 
 
Similarly, the setbacks to the upper floors meet the minimum setback requirement of 2m as the 
north-facing walls would have a 3m boundary offset. While the balconies of the dwellings are 
setback only 1.5m, the reduced separation to the adjoining property would be sufficiently offset by 
the variations in the facades and the inclusion of planting boxes on each balcony to soften the 
privacy screening. 
 
Design and Appearance 
The proposed development is positioned amongst a variety of dwelling types, sizes and styles, 
including single storey detached dwellings, group dwellings and residential flat buildings, some of 
modern appearance. 
 
The proposed building is designed with a common architectural style and form with articulated 
facades that include modular projections, rear balconies, porticos and pitched roofs. External 
materials and finishes include linear and rendered wall cladding, feature tile walls, black aluminium 
frame windows and doors and colorbond roof sheeting finished in Woodland Grey or similar. 
 
The façades include windows to both the ground and upper floors that facilitate passive 
surveillance of the adjacent public space and the dwelling entrances are readily identifiable and 
accessible from the road frontage and vehicle parking areas. 
 
The southern and northern elevations of the building have some element of repetition, however this 
will not be apparent from the street. The walls are also recessed at certain points to break up the 
building mass and proportions. The design also incorporates several different materials and colour 
variations that add visual interest. 
 
In terms of internal dwelling design, the living rooms have an outlook to private space, reasonable 
access to sunlight given the north-facing living areas, and internal floor areas that would provide 
functional living environments. 
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The Desired Character and PDC 5 of the Medium Density Policy Area 18 envisage building heights 
up to three storeys or 12.5m above ground level. The proposal is for a two storey building with a 
maximum height of 6.8m. It is noted that the locality contains many single storey buildings, 
however it is also important to acknowledge that this policy area is seeking a transition to medium 
density built forms of up to three storeys. The proposed building height is therefore considered 
appropriate. 
 
Overall, the design and appearance of the proposed development is considered to adequately 
address the relevant provisions of the Development Plan, and in particular Objective 1 and PDCs 
1, 2 and 5 of the Design and Appearance module. 
 
Car Parking 
All of the proposed dwellings are provided with a double garage in accordance with PDC 34 of the 
Transportation and Access module. 
 
In addition to the resident parking, Table WeTo/2 – Off Street Vehicle Parking Requirements 
prescribes an additional requirement of 0.25 spaces per dwelling for a residential flat building (for 
visitors). As there would be five dwellings within the development, there is a requirement for one 
additional car park. It is considered that this one space shortfall would not adversely affect the 
existing flow and safety of vehicular traffic on the surrounding road network as there is sufficient 
area immediately in front of the site for at least one (possibly two) on-street car park(s) for visitors. 
This has been supported by Council's City Assets department. 
 
Accordingly, there is considered to be sufficient on-site car parking to meet the anticipated demand 
generated by the proposed development.  
 
Landscaping 
The proposal is considered to meet the minimum landscaping requirement of 10 percent of the 
site. The applicant has provided a comprehensive landscaping scheme for the development that 
includes a variety of tree, shrub and grass plantings to common areas at the front and rear of the 
site and along the driveway. The rear courtyard and balcony for each dwelling will also be 
landscaped to enhance the internal amenity of the development. PDC 4 of the Landscaping, 
Fences and Walls module is therefore satisfied. 
 
Landscaping along the southern side of the driveway is a nominal strip of 300mm to ensure that 
appropriate access and on-site manoeuvrability is achieved. Planting within this strip will consist of 
clumping and strappy plantings that are low-maintenance and will provide effective softening of the 
fence line and adjoining driveway area. 
 
The landscaping beds proposed at the front and rear of the site will be large enough to facilitate 
deeper-rooting plants and trees as specified within the planting scheme and will assist in providing 
areas for drainage. The proposed landscaping will maximise shade and shelter, soften the built 
form and hard paved surfaces and enhance the overall appearance and amenity of the 
development in accordance with PDC 1 of the Landscaping, Fences and Walls module. 
 
Private Open Space 
The proposed dwellings will be provided with at least 30m² of private open space, which satisfies 
PDC 19 of the Residential Development module. The ground level courtyards and upper level 
balconies of all dwellings achieve the minimum dimension guidelines and are therefore considered 
acceptable. 
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Overlooking 
The development has been designed with all side and rear upper storey windows having either 
raised sills or fixed obscure glazing to a height of 1.7m above the floor level. The east and south-
facing upper level windows of Dwelling 1 do not include these treatments due to the proposed 
orientation. This is considered reasonable as it will facilitate passive surveillance of the street. 
Direct views from the rear balconies will be restricted by either 1.7m high planter boxes or obscure 
privacy screens. 
 
The proposed privacy measures are considered adequate in preventing ‘direct’ views from the 
balcony and upper storey windows into the habitable room windows and yard areas of adjoining 
properties. The proposal therefore satisfies PDC 27 of the Residential Development module. 
 
Overshadowing 
Given the two storey scale of the proposed building and the east to west orientation of the subject 
land, it is reasonable to expect that some shadow would be cast over the adjoining properties to 
the south, particularly during winter months. 
 
The applicant has provided shadow diagrams showing that the shadow cast over the adjoining 
property at 18 Wood Street would primarily affect the northern side of the dwelling which does not 
appear to contain window openings to the main living areas within the dwelling. It also appears that 
the area between the side of the dwelling and the boundary is used as a small service area with a 
pergola structure and rainwater tank. 
 
The diagrams confirm that the rear yard of the adjoining dwelling would receive at least two hours 
of natural light from 12.00pm onwards during winter, as required under PDC 11 of the Residential 
Development module. 
 
Stormwater Management 
Stormwater runoff from roofs is to be directed to a retention 3,000 litre rainwater tank for each 
dwelling. Overflow from the rainwater tanks will be discharged to the street water table in 
accordance with Council's standard requirements. City Assets has confirmed that the retention 
capacities are acceptable. 
 
The subject land is not situated within a flood hazard area. 
 
Waste Collection 
The proposed development can adequately cater for on-street waste collection with sufficient verge 
space available. A private waste contractor is therefore not required. This satisfies Council's 
requirements and is consistent with Objective 2 of the Waste module. 
 
 
SUMMARY 
When balanced against the existing site and locality characteristics and the Desired Character for 
Medium Density Policy Area 18, the proposed division of land and associated residential 
development is considered to be an orderly and desirable form of development. 
 
The dwelling density and allotment layout of the proposal sufficiently accords with the Desired 
Character and is compatible with the changing pattern and built form characteristics of the locality. 
With the exception of the site area shortfalls, the proposal satisfies the relevant quantitative 
provisions of the Development Plan. 
 
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. 
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On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 6 February 2018 and warrants 
Development Plan Consent. 
 
 
RECOMMENDATION 1 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/255/2018 by Wood Street Development c/- Cavallo Forest & 
Associates to undertake Land Division - Community Title; Create four (4) additional allotments and 
common property at 20 Wood Street, Kurralta Park (CT 5488/684) subject to the following 
conditions of consent: 
 
Development Plan Consent Conditions 
1. That the development shall be undertaken and completed in accordance with the plans and 

information detailed in this application except where varied by any condition(s) listed below. 
 
2. All existing buildings on the land shall be removed prior to the issue of clearance to this land 

division approved herein. 
 
Land Division Consent Conditions 
 
Council Requirements 
 
Nil 
 
State Commission Assessment Panel Requirements 
3. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services (SA Water H0061890). 
 

For SA Water to assess this application, 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. For queries call SAW Land Developments on 
74241119. An investigation will be carried out to determine if connections to the development 
will be standard or nonstandard. 

 
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. 

 
4. Payment of $27,320 into the Planning and Development fund (4 lots @ $6,830/lot). Payment 

may be made by credit card via the internet at www.edala.sa.gov.au or by phone (7109 7018), 
by cheque payable to the State Planning Commission marked “Not Negotiable” and sent to 
GPO Box 1815, Adelaide 5001 or in person by cheque or card, at Level 5, 50 Flinders Street, 
Adelaide. 

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

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to be 
lodged with the State Commission Assessment Panel for Land Division Certificate purposes. 
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RECOMMENDATION 2 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent for Application No. 211/131/2018 by Zybek 
Consulting and Management to undertake demolition of the existing dwelling and ancillary 
structures and construction of a two storey residential flat building comprising five (5) dwellings 
with landscaping and retaining walls and fencing along the boundary (maximum combined height 
of 2.7 metres) at 20 Wood Street, Kurralta Park (CT 5488/684) subject to the following conditions 
of consent: 
 
Development Plan Consent Conditions 
1. That the development shall be undertaken and completed in accordance with the plans and 

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

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

 
3. The stormwater connection through the road verge area shall be constructed of shape and 

material to satisfy Council’s standard requirements as follows: 
• 100 x 50 x 2mm RHS Galvanised Steel; or 
• 125 x 75 x 2mm RHS Galvanised Steel; or 
• Multiples of the above. 

 
4. A 3,000 litre stormwater collection and reuse tank and associated plumbing to service the 

toilets and laundry is to be installed and operational for each dwelling prior to occupation of the 
development. 

 
5. All driveways, parking and manoeuvring areas will be formed, surfaced with concrete, bitumen 

or paving, and be properly drained prior to occupation, and shall be maintained in reasonable 
condition at all times to the satisfaction of Council. 

 
6. That all landscaping shall be planted in accordance with the approved plans (Landscape 

Layout Plan and Landscape Concept Design Plan dated 15/05/2018 prepared by LCS 
Landscapes) within three (3) months of 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 plants which may become diseased or die. 

 
7. That the upper storey windows on the northern and western elevations of all dwellings shall be 

fitted with fixed obscure glass or raised sills 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 shall be maintained to the 
satisfaction of Council at all times. 

 
8. The balustrades of all dwelling balconies shall include either solid planter boxes or fixed 

obscure screens to a minimum height of 1.7 metres from the upper floor level that shall be 
installed prior to occupation of the development. 

 
9. No above-ground structures, such as letterboxes, service meters or similar are to be installed 

within the common driveway entrance and passing area. 
 
10. The existing crossover which will be made redundant is to be reinstated to vertical kerb prior to 

the completion of building works at the applicant’s expense. 
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Attachments 
1. Plan of Division   
2. Dwelling Proposal Plans & Supporting Documents   
3. Copy of Representations & Response to Representations   
4. Internal & Agency Referral Responses    
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6.2 26 Kingston Avenue, RICHMOND  
Application No  211/466/2018 & 211/1553/2016 
 
Appearing before the Panel will be: 

Representors:  Mr Anton Gustinic of 5/26 Holder Avenue, Richmond wishes to appear in 
support of the representation. 

 Ms Carol Marie Noble of 28 Holder Avenue, Richmond wishes to appear in 
support of the representation. 

Applicant Kim Lao of 90 Brooker Terrace, Richmond wishes to appear to respond to the 
representations. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT 
PROPOSAL 

Combined application: Land 
division - Torrens Title; SCAP No. 
211/D048/18; Creating one 
additional allotment and the 
construction of a two storey 
detached dwelling 

Combined Application: Land 
division - Community Title; 
DAC No. 211/C217/16, 
Creating two additional 
allotments and common 
property; and the construction 
of a two storey residential flat 
building containing two 
dwellings 

APPLICANT Mr Kim Lao Mr Kim Lao 
APPLICATION NO 211/466/2018 211/1553/2016 
LODGEMENT DATE 11/5/2018 20/12/2016 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit Merit 
PUBLIC NOTIFICATION Category 1 Category 2 
REFERRALS Internal 

 City Assets 
 Amenity Officer 
External 
 SCAP 
 SA Water 

Internal 
 City Assets 
 Amenity Officer 
External 
 SCAP 
SA Water 

DEVELOPMENT PLAN 
VERSION 

2 February 2018 5 November 2015 

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

All Category 2 or 3 applications where a representor has requested to be heard shall be 
assessed and determined by the CAP. 
 
With regard to sites where the Development Assessment Panel or CAP has previously refused 
an application within the last five years, all similar applications on the site shall be assessed 
and determined by the CAP. 
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PREVIOUS RELATED APPLICATIONS 
211/307/2017 Construct a two storey dwelling with double carport and verandah under main 

roof to rear of existing dwelling (withdrawn). 
211/412/2017 Land division - Community Title; DAC No. 211/C050/17; Create one (1) additional 

allotment (refused). 
 
The current applications are the result of negotiations held during the appeal of the previously 
refused land division application 211/412/2017. This application sought retention of the existing 
dwelling whilst developing the remainder of the allotment. This imposed considerable constraints 
on the proposed allotments and ultimately could not be supported by Council. 
 
 
SITE AND LOCALITY 
The subject site is regular in shape and located on the southern side of Kingston Avenue. With a 
frontage of 18.3 metres (m), a depth of 45.7m, the overall site area is 836.2 square metres (m²). 
 
The site currently contains a single storey detached dwelling, carport and verandah. All of these 
structures will need to be removed in order to facilitate the proposed development. 
 
Vehicular access to the property is currently obtained via a crossover located at the north eastern 
corner of the allotment. There is a street tree and street sign located in front of the subject site, 
east of the existing crossover. 
 
The site is informally but well vegetated with numerous trees, shrubs and vines growing in the front 
and rear yards of the property. The site and neighbouring allotment do not contain any Regulated 
or Significant trees. 
 
The existing fencing varies in height from between 1.3m to 1.8m above ground level. The  
1.8m high fencing is located on the common boundary between 26 and 28 Kingston Avenue. The 
1.5m high fence is located on the common boundary between 26 and 24 Kingston Avenue/ 
24 Holder Avenue. The 1.3m high fence is along the rear southern boundary.  
 
The locality is predominantly residential in nature comprised of detached dwellings, semi-detached 
dwellings and residential flat buildings. The variety of housing has impacted on the streetscape by 
way of a variety of frontage widths and dwellings setbacks across the locality. The older single 
storey dwelling stock is being gradually replaced with higher density infill development. 
 
The Industry Zone is located east and south of the subject site. 
 
The site and locality are located within a flood prone area, with an expected flood depth of 0.5m 
during a 1 in 10 ARI storm event. 
 
The site and locality is shown on the following aerial image and locality plan. 
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PROPOSAL 
211/466/2018 
This application seeks to divide the current allotment into two Torrens titled allotments and then 
construct a detached dwelling on the front allotment (Lot 801). This allotment will have a frontage 
of 11.5m, a depth of 23.2m and an overall area of 320m². 
 
The rear allotment (Lot 802) is to be left as a development lot which will be further divided as part 
of the second application. 
 
The proposed dwelling is a five bedroom, two storey detached dwelling. It has a double garage, 
open plan living, dining and kitchen area and alfresco. The dwelling will be clad in red face brick 
with a grey Colorbond sheet metal roof. 
 
The dwelling is of a contemporary design exhibiting a pitched roof without eaves, and face brick 
walls. A new crossover will be required at the eastern side of the site. The driveway will narrow 
from the double garage to the crossover in order to provide a setback from the existing street tree. 
 
A basic landscaping plan has been provided that shows the front garden will be treated with a 
lawned area, tree and a path bordered with small plants.  
 
211/1553/2016 
This application seeks to divide the development lot created by the previous application, into two 
community titled lots along with common property serving as a driveway access.  
 
The proposed community lots, Lot 902 and Lot 903, will have areas of 157m² and 158m² 
respectively.  
 
Each of these allotments will accommodate one of the two dwellings comprising the two storey 
residential flat building. These dwellings are a mirror image of one another and will contain three 
bedrooms, an open plan living, dining and kitchen area and double garage.  
 
A basic landscaping plan has been provided showing that the garden beds along the driveway will 
be planted with Dianella revolute, ice berg roses in front of the residential flat building and 
Enchylaena tomentose in a small garden bed on the western boundary. 
 
A full copy of the relevant plans and documentation for both applications is contained in 
Attachments 1 and 2. 
 
 
PUBLIC NOTIFICATION 
The residential flat building application is a Category 2 form of development pursuant to Schedule 
9 of the Development Regulations. 
 
Properties notified: 32 properties were notified during the public notification 

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

Two representors identified that they wish to address the Panel. 

 • Mr Anton Gustinic; and 
• Ms Carol Marie Noble. 
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Summary of 
Representations: 

Concerns were raised regarding the following matters: 
• Overlooking (from a number of vantage points) and 

associated privacy issues; 
• Two storey not aesthetically appealing; and 
• Fence height should be extended to 2.5m in height.  

  
Applicant's response • Overlooking from the upper level windows has been 

controlled with fixed obscured glazing of the windows to 
1.7m above floor level; 

• Two storey development is supported in the zone and 
policy area and many examples can be found in the 
locality; 

• Prepared to extend the fence height to above eye level to 
prevent overlooking if necessary, but a 2.5m height fence is 
too high; 

• The fence will remain as is unless the survey discovers that 
it has not been built on the boundary. 

  
 
 
A copy of the representations and the applicant’s response is contained in Attachment 3. 
 
 
REFERRALS 
Internal 
City Assets 

Concerns were raised regarding the following matters; 
• Crossover width; 
• Vehicle movements at the rear of the site; 
• Stormwater disposal; and 
• Finished floor level being above anticipated flood level. 
 
All of these concerns have been resolved by the provision of amended plans. 
 
Amenity Officer 

• The Amenity Officer supports the proposal subject to the crossover for Lot 801 being a 
minimum 1.5m from the street tree. This has been added as a condition to the Staff 
Recommendation. 

 
A full copy of the relevant reports for both applications is contained in Attachment 4. 
 
External 
SCAP 

SCAP did not raise any concerns and has imposed its standard suite of conditions. 
 
SA Water 

SA Water did not raise any concerns and has imposed its standard suite of conditions. 
 
A full copy of the relevant reports is contained in Attachment 5. 
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ASSESSMENT 
The subject land is located within the Residential Zone, Medium Density Policy Area 19 as 
described in the West Torrens Council Development Plan. The main provisions of the 
Development Plan which relate to the proposed development are as follows: 
 
General Section 

Design and Appearance 
Objectives 1 & 2 

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

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

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

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

Landscaping, Fences and 
Walls 

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

Orderly and Sustainable 
Development 

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

Residential Development 

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

11, 12, 13, 14, 15, 16, 17, 
18, 19, 20, 21, 27, 28, 29, 
30 & 31 

Transportation and Access 

Objective 2 
Principles of Development Control 1, 2, 8, 10, 11, 14, 23, 24, 

30, 32, 34, 35, 36, 40, 41, 
& 44  

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

 
Zone: Residential Zone 
Desired Character Statement:  
This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas.  
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer. 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 5, 6, 7, 10, 11, 12, 13 & 14  
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Policy Area: Medium Density Policy Area  
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. 
 
Objective 1 
Principles of Development Control 1, 2, 3 & 5 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 
Both applications are 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 1 
PDC 5 (within 400m of centre) 

 
250m² (minimum for detached 

dwelling) 
 

150m² (average for residential 
flat building) 

 

 
320m² (Lot 801)  

 
 

157m² (Lot 902)  
158m² (Lot 903)  

 
Satisfies 

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

 
9m (minimum for detached 

dwelling) 
 

15m (minimum for residential 
flat building) 

 

 
11.5m (Lot 801) 

Satisfies 
 

5.5m (Lots 902 & 903) 
 

Does Not Satisfy 
 

 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 

 
60% (maximum) 

 
46% (Lot 801) 
64% (Lot 902) 
64% (Lot 903) 

 
42% (total for all structures) 

 
Satisfies 
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PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 

 
3m (minimum) 

 
3m (Lot 801) 

 
Satisfies 

 
REAR SETBACKS 
Medium Density Policy Area 19 
PDC 3 

 
6m (minimum) 

 
3m (Lot 801) 

4.2m (Lot 902) 
4.2m (Lot 903) 

 
Does Not Satisfy 

 
 
SIDE SETBACKS 
Residential Zone 
PDC 11  

 
Ground floor 

1m (minimum)  
(0m for maximum of 8m)  

 
 

Upper floor 
2m (minimum) 

 
Ground floor 

0m for 6.4m (Lot 801) 
1m (Lot 902) 
1m (Lot 903) 

 
Upper floor 

2m (Lot 801) 
2m (Lot 902) 
2m (Lot 903) 

 
Satisfies  

 
 
BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 

 
2 storeys or 8.5m 

(maximum) 
 

 
2 storeys (Lot 801) 
2 storeys (Lot 902) 
2 storeys (Lot 903) 

 
Satisfies 

 
 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
100m² (minimum) 

 
237m² (Lot 801) 
140m² (Lot 902) 
140m² (Lot 903) 

 
Satisfies  

 
 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
Lots <300m²  

 
24m² (minimum) 

3m (minimum dimension) 
16m² (minimum directly 

accessible from a habitable 
room) 

 
Lots 300-500m² 

 
60m² (minimum) 

4m (minimum dimension) 
16m² (minimum directly 

accessible from a habitable 
room) 

 

 
Lots 902 & 903 

 
30m² (total) 

4.2m (minimum dimension) 
30m² (accessed from 

habitable room) 
 
 

Lot 801 
 

70m² (total) 
4m (minimum dimension) 

60m² (accessed from 
habitable room) 

 
Satisfies 
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LANDSCAPING 
Landscaping, Fences and Walls 
PDC 4 

 
10% 

 
14% 

 
Satisfies 

 
 
STORAGE 
Residential Development 
PDC 31 

 
8m³ (min.) 

 
11m³ (all lots 

 
Satisfies 

 
 
CAR PARKING SPACES 
Table WeTo/2 

 
6 spaces (3 covered) 

+ 1 visitor park 

 
8 covered spaces 
2 visitor spaces 

 
Satisfies 

 
 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Site Area and Frontage 
There is a variety of allotment shapes and sizes within the locality as a result of infill development 
that has responded to rezoning facilitating higher densities. The allotment character of the locality 
is mainly derived from large rectangular shaped allotments with direct frontage to a public road. 
However there are increasing numbers of residential flat buildings across the locality that 
essentially meet the Desired Character of Medium Density Policy Area 19 seeking greater 
densification. 
 
The proposed development will create three allotments where there was previously one. This 
results in a dwelling density of 35 dwellings per hectare which is consistent with the definition of 
'medium density development' cited in both the Planning Strategy (the 30-Year Plan update) and 
the State Government's "Understanding Residential Densities Handbook". 
 
The applications have been separated in order to create a Torrens titled allotment for the detached 
dwelling at the front of the subject land. This division results in a development lot, in the shape of a 
battle-axe, which fails to meet the minimum frontage width of 9m sought by PDC 7 of Medium 
Density Policy Area 19. This is not considered fatal to the application as battle-axe allotments are 
contemplated in the policy area. 
 
The Community Title division seeks to create two residential allotments and common property. The 
residential allotments will have areas of 157m² and 158m². Neither of these allotments will have a 
frontage to a public street. Each allotment will contain one of the dwellings that together comprise 
the residential flat building. PDC 5 of Medium Density Policy Area 19 calls for a minimum frontage 
width of 15m for residential flat buildings. This has not been achieved as the allotments do not 
have a direct frontage to a public road. Accordingly, PDC 5 is technically not applicable in this 
instance. 
 
Setbacks 
The front and side boundary setbacks of the proposed dwellings achieve the respective zone and 
policy area setback requirements. However none of the proposed dwellings meet the rear setback 
requirement of 6m sought by PDC 3 of Medium Density Policy Area 19, which applies to both the 
ground floor and upper levels. 
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At its closest point (the ground floor alfresco) the proposed detached dwelling will be setback 3m 
from the rear boundary. The closest ground floor wall to the rear boundary is that of Bedroom 5, 
which is to be setback 3.9m from this boundary. The upper level of the detached dwelling will be 
setback 6.3m from the rear boundary. 
 
The dwellings in the proposed residential flat building are a mirror image of one another and have 
consistent setbacks. The rear ground floor wall of both dwellings will be setback 4.2m from the rear 
boundary. The upper level of both dwellings will be setback 6m from the rear boundary, meeting 
the policy area requirement. 
 
The deficiency in rear setbacks of the proposed dwellings is not considered fatal to the application 
for the followings reasons: 
• The staggered built form provides some articulation and helps to break up the bulk and scale of 

the buildings; 
• Impacts such as overshadowing are not generated by the ground floor of these dwellings; 
• A 6m rear setback is considered onerous as it is the largest setback requirement of any of the 

residential policy areas, despite this policy area allowing some of the smallest allotment sizes 
in the City; 

• There is sufficient private open space (POS) provided for each dwelling; 
• There is sufficient separation between the proposed dwellings and neighbouring properties; 

and 
• There are numerous other examples of dwellings in the locality that do not achieve a 6m rear 

setback. 
 
Bulk and Scale 
PDC 3 of Medium Density Policy Area 19 states that dwellings should not exceed 2 storeys or 
8.5m in height. The Desired Character of the policy area similarly supports two storey 
development. Each of the proposed dwellings is two storey with a maximum building height of 
7.2m thereby meeting the above provisions. Accordingly, the representors' concern that two storey 
buildings should not be built in this location is unrealistic and at odds with the Development Plan.  
 
While it is acknowledged that the proposed buildings are large and bulky in appearance, there has 
been some attempt to introduce articulation between the ground and upper floors of each dwelling 
via the use of contrasting colours and placement of windows.  
 
The residential flat building includes two open single-width carports positioned side by side on the 
ground floor. These open recesses help reduce the visual mass of the building on the northern 
(front) and southern (rear) facades. The northern façade is well articulated with the carport 
entrance, front door and front wall all setback at varying distances. The placement of the upper 
level of the northern façade also provides shade and depth to the ground floor below. The southern 
façade has been articulated by having the first floor setback 1.8m further than the ground floor. 
Since the more visually prominent upper level of these dwellings is setback a minimum of 6m from 
the rear boundary, it is considered that they will not cause undue bulk and scale impacts upon 
adjoining properties. 
 
The detached dwelling is also articulated by having the first floor set further back from the 
boundaries than the ground floor. It is acknowledged that the western elevation - a straight wall 
with three windows - lacks detail and visual interest. However this is not considered fatal to the 
application as there will also be a fence and landscaping between the wall and the common 
driveway. The dwelling west of the subject land will not be significantly impacted by this elevation 
as it currently has a 17m long carport built along the boundary. This, together with the proposed 
4.9m setback from this boundary, helps mitigate the impact. 
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Design and Appearance 
The proposed dwellings exhibit consistency, without being too repetitious, through a palette of 
colours and materials. The detached dwelling will be finished in red face brick on both ground and 
upper levels, whereas the residential flat building will be face brick on the ground floor and 
rendered on the upper level. This mix of colour and materials adds visual interest and helps to 
reduce the bulk and scale of the proposed development. Further, these materials complement 
other built form in the locality and do not require regular maintenance to keep them looking 
respectable (unlike timber and painted surfaces). 
 
As previously mentioned, the design of the dwellings is contemporary, exhibiting a built form that is 
increasingly common across the Council's medium density policy areas. This includes a Colorbond 
roof at a 25° pitch, aluminium frame windows, face brick and rendered surfaces with little detailing. 
 
Objective 1 of the Design and Appearance module calls for development to be of a high design 
standard that responds to and reinforces the positive aspects of the local environment and built 
form. As there is such a variety of built form in the locality, it is considered that the proposed 
development satisfies this Objective as it incorporates (and is sympathetic to) basic elements 
prominent in the locality, such as pitched roofs, face brick, habitable windows addressing the street 
and landscaped front gardens.  
 
Overlooking 
Both representors raised concerns with the potential for overlooking into their property. The 
representor living at 28 Holder Avenue (a two storey dwelling) is concerned about overlooking from 
both the ground floor and upper level. It is noted that in this location, the existing fence is 1.5m in 
height. Due to the subject land being located in a flood prone area, the finished floor levels will be 
420mm higher than the existing ground level. The applicant has acknowledged that there may be 
some overlooking as a result and has stated that he is prepared to raise the fence to above eye 
level if required. 
 
There are three windows on the ground floor eastern elevation of the residential flat building, two of 
which are to be obscured as they are in the bathroom and toilet. The third window is unobscured 
and in the kitchen. This window is 1m wide and 1.2m high and located above the kitchen sink. It is 
this kitchen window that the representor is concerned about as it faces the laundry door and 
private open space of 28 Holder Avenue. As the laundry is not a habitable room, it is not afforded 
any protection by Development Plan policy. However, PDC 10 of the Design and Appearance 
module states that development should minimise direct overlooking of habitable rooms and POS. 
 
The applicant has acknowledged the possibility of overlooking and has agreed to raise the fence 
above eye level. The 2.5m fence height suggested by the representor is considered to be 
excessive given that such a fence would overshadow the representor's POS in the afternoon. As 
overlooking from the kitchen window can be easily resolved by extending the fence height, a 
reserved matter requesting plans and details of a higher fence has been added to the staff 
recommendation. 
 
It is considered that the concerns relating to the potential overlooking from the first floor windows 
have been overcome by the installation of fixed obscured glazing to 1.7m above the floor level. 
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Landscape Assessment 
PDC 4 of the Landscaping, Fences and Walls module seeks a minimum of 10% of the site devoted 
to landscaping. The plans submitted include basic landscaping details that demonstrate that 14% 
of the overall site will be landscaped with: 

• Dianella revolutas, Iceberg roses and Enchylaena Tomentosas to be planted along the 
common driveway; and 

• Lawn, a tree and small shrubs to be planted in the front yard of the detached dwelling. 
 
It is considered that there is sufficient space to plant additional vegetation to offset the extent of 
hard paved surfaces, however the plans do not provide sufficient detail to facilitate this. Should the 
CAP be minded to support the proposal, a reserved matter has been added to the staff 
recommendation requiring a detailed landscaping plan to be provided and assessed.  
 
SUMMARY 
The proposed development is considered to be a reasonable and envisaged development within 
the zone and policy area which meets most of the relevant policy provisions. The deficiencies in 
rear setbacks and allotment frontages are considered minor and not significant enough to warrant 
a refusal.  
 
While there are some concerns relating to bulk and scale, landscaping and overlooking, these are 
not considered fatal to the proposal with the landscaping and overlooking issues easily resolved by 
way of additional detail and information. Administration have discussed the reserved matters with 
the applicant who is generally supportive of them.  
 
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.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 5 November 2016 and  
2 February 2018 and warrants Development Plan Consent and Land Division Consent. 
 
 
RECOMMENDATION 1 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Land Division Consent for Application 
No. 211/466/2018 by Mr Kim Lao to undertake a combined application: Land division - Torrens 
Title; SCAP No. 211/D048/18; Creating one additional allotment and the construction of a two 
storey detached dwelling at 26 Kingston Avenue, Richmond (CT 5558/607) subject to the following 
conditions of consent and reserved matter: 
 
Reserved Matter 
 
1. A detailed landscaping plan, to the satisfaction of Council, shall be submitted prior to the issue 

of Development Approval. 
 
Development Plan Consent Conditions 
 
1. Development is to take place in accordance with the plans prepared by State Surveys and Kim 

Heng Lao relating to Development Application No. 211/466/2018 (SCAP 211/D048/18). 
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2. All stormwater design and construction shall be in accordance with Australian Standards and 
recognised engineering best practices to ensure that stormwater does not adversely affect any 
adjoining property or public road and, for this purpose, stormwater drainage shall not at any 
time:- 
a) Result in the entry of water into a building; or  
b) Affect the stability of a building; or  
c) Create unhealthy or dangerous conditions on the site or within the building; or  
d) Flow or discharge onto the land of an adjoining owner; or 
e) Flow across footpaths or public ways. 

 
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. All landscaping shall be planted in accordance with the approved plans prior to the occupancy 

of the development. Any person(s) who have the benefit of this approval shall cultivate, tend 
and nurture the landscaping, and shall replace any landscaping which may become diseased 
or die. 

 
5. The proposed crossover for Lot 801 shall be setback a minimum of 1.5m from the street tree.  
 
6. That the upper level windows of the dwelling facing south, east and west, shall be provided 

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

 
Land Division Consent Conditions 
 
Council Requirements 
 
Nil 
 
SCAP Requirements 
 
7. 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. 
 
8. 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. 

 
9. Payment of $6830 into the Planning and Development Fund (1 allotment(s) @ 

$6830/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 Department of 
Planning, Transport and Infrastructure and marked "Not Negotiable" and sent to GPO Box 
1815, Adelaide 5001, or in person at Level 5, 50 Flinders Street, Adelaide. 

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

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

 

http://www.edala.sa.gov.au/
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RECOMMENDATION 2 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Land Division Consent for Application 
No. 211/1553/2016 by Mr Kim Lao to undertake a combined application: Land division - 
Community Title; DAC No. 211/C217/16; Creating two additional allotments and common property; 
and the construction of a two storey residential flat building containing two dwellings at 26 Kingston 
Avenue, Richmond (CT 5558/607) subject to the following conditions of consent and reserved 
matter: 
 
Reserved Matters 
 
1. A detailed landscaping plan, to the satisfaction of Council, shall be submitted prior to the issue 

of Development Approval. 
 
2. A site plan and elevation plan of the new fence shall be provided to Council prior to the issue 

of Development Approval. 
 
Development Plan Consent Conditions 
 
1. Development is to take place in accordance with the plans prepared by State Surveys and Kim 

Heng Lao relating to Development Application No. 211/1553/2018 (DAC 211/C217/16). 
 
2. That all stormwater design and construction shall be in accordance with Australian Standards 

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

 
3. That all driveways, parking and manoeuvring areas shall be formed (surfaced with concrete, 

bitumen or paving) and properly drained, and shall be maintained in a reasonable condition at 
all times. 

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

occupancy of the development. Any person(s) who have the benefit of this approval shall 
cultivate, tend and nurture the landscaping, and shall replace any landscaping which may 
become diseased or die. 

 
5. That the upper level windows of the dwellings, shall be provided with fixed obscure glass to a 

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

 
Land Division Consent Conditions 
 
Council Requirements 
 
Nil 
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SCAP Requirements 
6. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services. (S A Water H0053936) SA Water Corporation further advise 
that the developer should inform potential purchasers of the community lots in regards to the 
servicing arrangements and seek written agreement prior to settlement, as future alterations 
would be at FULL cost to the owner/applicant. 

 
7. 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 State Planning Commission marked “Not 
Negotiable” and sent to GPO Box 1815, Adelaide 5001 or in person, by cheque or credit card 
at Level 5, 50 Flinders Street, Adelaide. 

 
8. 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. 

 
 
 
 

Attachments 
1. Plan of division and built form plans (211/466/2018)   
2. Plan of division and built form plans (211/1553/2016)   
3. Representations and response to representations   
4. Internal referrals   
5. External referrals    
 

http://www.edala.sa.gov.au/
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6.3 25-29 Lipsett Terrace, BROOKLYN PARK 
Application No  211/157/2018 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Construction of 7 single storey residential flat buildings 
each comprising 2 dwellings, and a two storey 
residential flat building incorporating 12 apartments with 
associated undercroft car parking, site works, perimeter 
fencing, landscaping and internal access roads (within 
existing Retirement Village) - to be undertaken in stages 
- Stage 1 comprising the 7 single storey residential flat 
buildings and associated infrastructure (Stage 1 A - 
footings and infrastructure only) (Stage 1B - 
superstructure) and Stage 2 two storey residential flat 
building comprising 12 dwellings with associated car 
parking. 
Operative period of consent for Stage 2 commencement 
of works to be 3 years with completion within 5 years 

APPLICANT Mr David Romaldi 
LODGEMENT DATE 20 February 2018 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 3 
REFERRALS Internal 

 City Assets 
External 
 Nil 

DEVELOPMENT PLAN 
VERSION 

6 February 2018 

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

With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and site 
areas designated in respective zones and policy areas within the West Torrens Council 
Development Plan. 
 

The proposal represents the next stage in the overall development of the Acacia retirement village. 
Previous stages of the retirement village were dealt with in DA 211/882/2013, which involved:  

 
Construction of twenty five (25) dwellings comprising eight (8) single storey semi-detached 
dwellings, two (2) single storey residential flat buildings (each containing two (2) dwellings), a 
single storey building containing a three bedroom dwelling and community centre and a two 
storey residential flat building containing twelve (12) dwellings. 
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Previous or related applications relevant to the retirement village development include the 
following:  
 
211/1154/2011 Land Division - Community Title creating ten (10) additional allotments 

(Development Plan Consent issued 18 June, 2012). 
211/372/2012 Land Division - Torrens Title creating eight (8) additional allotments 

(Development Approval issued 18 June, 2012). 
211/890/2013 Demolition of existing single storey residential building (Development Approval 

issued 3 September, 2013). 
 
SITE AND LOCALITY 
The subject land is currently vacant and has a total area of 4,185 square metres (m2) and 
dimensions of approximately 60 metres (m) north to south and 62m east to west. The site is 
bounded to the north by the private gated entry avenue to the existing retirement village. This 
private roadway will also provide vehicle access to the proposed development. The subject site is 
bounded to the south by Lipsett Terrace, to the east by Anna Street and to the west by existing 
dwellings. 
 
The subject land is located approximately 5 kilometres to the west of the Adelaide CBD and 
approximately 1.5 kilometres north-east of Adelaide Airport. Lipsett Terrace runs through a 
predominantly residential neighbourhood connecting Marion Road in the east to Airport Road in the 
west. On-street parking is available on both sides of the carriageway, subject to controls in the 
vicinity of the Brooklyn Park Private Kindergarten and child care centre. 
 
The locality is generally residential in nature, characterised by a range of dwelling types and sizes. 
To the north of the subject site, Marshall Terrace contains a mix of established and more recent 
single storey dwellings addressing the street frontage. On properties south and west of the subject 
site there are typical examples of the established housing stock in the area being single storey 
dwellings on moderate sized allotments. 
 
Further west of and connected to the subject site by the private village access roadway, the Acacia 
Villages development comprises communal facilities featuring the restored heritage place which 
acts as the communal hall. These facilities include a library, pool table, lounges and mini theatre, 
along with a pool and community gardens. To the north a retirement living building has been 
approved, comprising 12 apartments over 2 levels plus undercroft car parking, with a total building 
height to roof of 10.3m above ground level. This approved building is yet to commence 
construction. 
 
Other non-residential uses along Lipsett Terrace, include the Brooklyn Park Private Kindergarten 
across Anna Street to the east of the subject land, and further east St. John Bosco Catholic 
School. 
 
Directly south of the subject land, is the former Adelaide College of Divinity, which has recently 
been the subject of a change of use to an early learning centre and primary school (approved by 
the CAP in May 2018). This site is occupied by a two storey building with a wide frontage to Lipsett 
Terrace behind a landscaped setback. 
 
Open space is provided within the locality in the form of the Council reserve at the corner of Lipsett 
Terrace and Tolley Crescent, within 100m of the subject land. Public transport bus services are 
provided on Sir Donald Bradman Drive, approximately 200 metres south of the subject land, and 
Marion Road, approximately 300 metres east of the subject land. 
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View of subject land along Lipsett Terrace 
 
 
The site and locality are shown on the following aerial imagery and locality plan. 
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PROPOSAL 
The proposed development comprises the following elements: 
 
• Seven (7) single storey residential flat buildings, each comprising two (2) dwellings. Each 

dwelling includes a living/dining area, kitchen, two bedrooms, study/sitting room, entry porch, 
private open space area and one (1) covered and one (1) visitor car parking space. These 
dwellings are intended as independent living units.  
 
Each unit will feature walls and trim of selected clay face brick, with additional trim of textured 
render. Porticos and gables will be of painted cladding, with powder coated aluminium window 
frames. Roofing will be of Colorbond steel, alternating between "Woodland Grey" and "Manor 
Red" on different duplex buildings. 
 

• A two storey residential flat (or apartment) building containing twelve (12) dwelling units 
fronting Anna Street. Each unit includes a living/dining area, kitchen, two bedrooms and 
balcony. The building is serviced by an undercroft car park incorporating seventeen (17) car 
parking spaces, storage cages, bin room, lift and stairs, accessed off the Right of Way (ROW). 
The private open space areas/balconies for each dwelling ranges between 6.5m2 and 10m2 in 
area. 
 
This building will have walls constructed of "Olde Red" PGH brick, with alternative Austral 
"Unwind" brick to feature walls or trims. Other feature walls will be of textured render, with 
painted cladding to balcony feature frames and wall infill panels. Roof plant will be screened 
behind pre-finished metal louvres of Woodland Grey. Window frames will be of powder coated 
aluminium, and balconies of natural aluminium anodised framed clear glass. The apartment 
building roof will be of Colorbond Steel in "Woodland Grey". 
 
A common store is provided at undercroft level. Each apartment will be allocated 7.81m3 of 
space within the common store room which, combined with the within-apartment storage, will 
provide between 8.8m3 and 9.5m3 of storage space for each apartment. 
 

• Fencing along Lipsett Terrace and Anna Street will be to a maximum height of 1.8m and will be 
of proprietary precast or rendered masonry painted in Solver "Coorong Sands", with infill 
panels of tubular metal in powder coated black, timber slats with clear paint finish or Colorbond 
steel in "Woodland Grey". 
 

• Landscaping is proposed throughout the site. 
 
It is proposed that the development will be undertaken in the following stages: 
 
Stage 1A footings and infrastructure for the 14 proposed independent living retirement units; 
Stage 1B superstructure for the 14 proposed independent living retirement units; and 
Stage 2 the proposed residential flat building comprising twelve apartment units. 
 
The applicant has also requested that any Development Plan Consent reflects this staging and that 
it should allow for: 

• the commencement and completion of Stages 1A and 1B within the customary period of  
12 months and 3 years respectively following Development Approval (unless Council 
extends this period); and 

• the commencement and completion of Stage 2 within a period of 3 years and 5 years 
respectively following Development Approval (unless Council extends this period). 

 
The relevant plans and documents are contained in Attachment 1 - under separate cover. 
 
 



Council Assessment Panel Agenda 11 September 2018 

Page 126 Item 6.3 

PUBLIC NOTIFICATION 
The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of the 
Development Act and Regulations. 
 
Properties notified: 36 properties were notified during the public notification 

process. 
Representations: No representations were received 

 
 
REFERRALS 
Internal 
City Assets 
Concerns were raised regarding the following matters: 
• Finished Floor Levels (FFL) of dwellings and undercroft car park; 
• Stormwater management in relation to undercroft inundation and water quality; and 
• Waste management. 
 
Concerns over the waste management arrangements have been worked through with the applicant 
and satisfactorily resolved. There are a number of stormwater issues yet be resolved but have 
been addressed through two reserved matters noted as part of the recommendation. 
 
A full copy of the relevant report is contained in Attachment 2 - under separate cover. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 
The dwellings forming part of a retirement village complex constitute 'dwellings' as defined under 
the Development Regulations. Notwithstanding the West Torrens Council Development Plan 
clearly distinguishes this form of accommodation and identifies 'supported accommodation', which 
includes retirement villages, as a particular category of residential development to be assessed 
with reference to provisions within the Supported Accommodation, Housing for Aged Persons and 
People with Disabilities module. However, apart from these provisions, the relevant zone and 
policy area provisions do not specifically address this form of development. As a result, specific 
design policies for retirement villages and supported accommodation are not included in the 
Development Plan. 
 
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 
Objectives 1 

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

Design and Appearance 

Objectives 2 

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

Energy Efficiency Objectives 1 & 2 
Principles of Development Control 1, 2, 3 & 4 

Hazards Objectives 8 & 9 
Principles of Development Control 3 & 13 

Landscaping, Fences and 
Walls 

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

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

Residential Development 

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

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

Supported Accommodation, 
Housing for Aged Persons and 
People with Disabilities 

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

Transportation and Access 
Objectives 1, 2, 3, 4 & 5 
Principles of Development Control 1, 8, 9, 10, 13, 23, 24, 29, 

31,33, 34, 35, 39 & 41 
 
 
Zone: Residential Zone 
Desired Character Statement:  
This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer. 
 
Objectives 1, 2, 3 and 4 
Principles of Development Control 1,5, 6, 7, 8, 9, 10, 11, 12, 13, 14,  
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Policy Area: Low Density Policy Area 20 
Desired Character Statement:  
Allotments in the policy area will be at low density, accommodating predominantly detached 
dwellings and some other dwellings types such as semi-detached and group dwellings. There 
will be a denser allotment pattern close to centre zones where it is desirable for more residents 
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe 
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments 
developed with buildings that have a direct street frontage.  
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings. 
 
Objectives 1 
Principles of Development Control 1, 2 and 3  
 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings. 
 
Site Contamination 
In accordance with Environment Protection Authority (EPA) requirements, a site history report was 
required to be undertaken in the first instance as the subject land had previously been occupied by 
non-residential uses. This initial report concluded the following: 
 

'No visual or olfactory signs of contamination were observed during the site visit; however, the 
site history research shows that there is potential for the site to have been previously occupied 
by a land use that had the potential to contaminate the site (market gardening). 
 
The likelihood of gross or widespread soil contamination existing in shallow soils and/or 
groundwater at this site at concentrations likely to preclude the proposed land use is likely to 
be low. However, it is recommended that screening level soil sampling and chemical testing 
for select analytes of interest be conducted to further inform this assessment after demolition 
of the existing buildings and prior to commencement of construction works.' 

 
As a consequence of that initial assessment, further analysis was undertaken in the form of a site 
assessment. This analysis concluded that the likelihood of contaminates was low and no further 
remediation or detailed assessment was required, as cited below: 
  

'Based on the results obtained from this assessment, the risk of significant gross or 
widespread soil or groundwater contamination at the site being present with the potential to 
preclude the proposed development or to be considered a significant environmental or human 
health risk is low. On this basis, it is our opinion that there is no obvious requirement for 
remediation works or more detailed assessment.' 

 
Given the above, it is considered that the site is suitable for residential purposes and the proposal 
reasonably accords with Principle of Development Control (PDC) 13 of the Hazards module.  
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Land Use and Zoning 
Dwellings and supported accommodation are acceptable and envisaged forms of development in 
the Residential Zone. Objectives 1-3 and PDC 1 of the Residential Zone seek a range of dwelling 
types and dwelling densities, with densities expected to increase in close proximity to centres, 
public transport routes and public open spaces. The proposed development proposes dwellings in 
the form of a retirement village which is consistent with the intended land use. It also meets the 
form of development sought by Objective 1 and PDC 1 of the Supported Accommodation, Housing 
for Aged Persons and People with a Disability module in that the proposed retirement village is 
located: 
 

• within walking distance to shops, community services and public transport; 
• where the movement of residents is not impaired by the gradient of the subject land; 
• where residents of the proposed village can readily interact with other sections of the 

community (it is located close to schools and dwellings occupied by a diversity of 
households); and 

• in close proximity to public and private open space and landscaping. 
 
The applicant has stated that the proposed retirement village offers independent living units with 
limited on-site services. It is therefore at the lower end of dependency scale with occupants able to 
avail themselves of a number of neighbourhood centres and public spaces in close proximity to the 
subject site. The subject land is located approximately 350-400m from a bus stop on Marion Road 
with direct bus services to key services and facilities within West Torrens, the Adelaide CBD, the 
Marion Regional Centre and the wider metropolitan area. It is also within 500m of a centre 
(including a supermarket) on Henley Beach Road (although this is within the Urban Corridor Zone). 
 
The proposed retirement village also includes many of the desired design elements cited in the 
Supported Accommodation, Housing for Aged Persons and People with a Disability module 
including: 
 

• ground level access and lifts in the residential flat buildings; 
• single storey dwelling units with usable areas of private open space at ground level; and 
• access to a range of community facilities located in the western portion of the retirement 

village.  
 
Overall, it is considered that the use of the proposed development as a supported accommodation 
facility is appropriate and satisfies the relevant provisions of the Development Plan. 
 
Site Areas 
PDC 3 of Low Density Policy Area 20 seeks an average site area of 340m2 for detached, semi-
detached and group dwellings. No minimum standard is provided for a residential flat building as 
this form of development is not generally envisaged in the policy area.  
 
That said, the proposed development provides for an average site area of 145.8m2 per dwelling 
which is marginally smaller than the standard for residential flat buildings (150m2 average per 
dwelling) sought in other policy areas. This shortfall is considered to be acceptable as it is not 
detrimental to the orderly and sustainable function of the development and its specific purpose in 
providing housing for the aged for the following reasons: 
 

• the proposal provides well designed dwellings that maintain the low scale built form 
character along each road frontage; 

• the proposed two storey residential flat building is less than three storeys in height and 
consistent with a previously approved apartment building within the complex; 

• the proposed single storey dwellings are consistent with the low scale character and 
context of the locality and as sought by PDC 1(d) of the Supported Accommodation, 
Housing for Aged Persons and People with Disabilities module; 
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• the proposal comprises a form of infill development on a large site which is contemplated in 
Low Density Policy Area 20; 

• all dwellings are setback an appropriate distance from road frontages and internal and 
side/rear boundaries ensuring minimal visual intrusion and overshadowing impacts on 
adjoining residential properties; 

• given the orientation and size of the of the site, the siting of dwellings and respective private 
open space areas, and the spatial separation achieved between each building, there will be 
minimal visual and overshadowing impacts internally within the proposed development; and 

• one car space for every dwelling is provided in accordance with Table WeTo/2 - Off Street 
Vehicle Parking Requirements. While there is no requirement to provide visitor car parking, 
the proposal provides sufficient space in the driveway of each street/right-of-way fronting 
dwelling to accommodate a visitor car space. Furthermore, there is an abundant supply of 
on-street car parking adjoining the site that could also be utilised by visitors. 

 
While the proposal does not strictly achieve the minimum site areas stipulated in the policy area, it 
appropriately plans for the projected increase in the number and proportion of elderly people in the 
City of West Torrens and responds to the predominant preference of older people to remain living 
in their existing community. The scale and range of housing for the aged, as proposed, ensures 
that older people within the community will have access to smaller housing products that are 
affordable, providing opportunities for these people to downsize from larger dwellings/allotments 
and successfully age in place. 
 
Built Form/Visual Appearance 
The 14 independent living units will be constructed as 7 single-storey duplex buildings. Each 
dwelling incorporates a variety of colours, finishes, materials and a level of articulation to make the 
buildings visually interesting and appealing. The overall form, scale and height of these dwellings is 
consistent with surrounding residential development.  
 
The proposed residential flat (apartment) building presents as a two storey building with a 
maximum height of 11m (to roof ridgeline and 7.7m to eaves) and undercroft parking. The overall 
height and scale of the building is similar to a previously approved building within the retirement 
village, located immediately to the north and is consistent with the Desired Character for Low 
Density Policy Area 20 which seeks buildings up to two storeys. The proposed apartment building 
has appropriate levels of articulation with protruding elements and balconies that integrate well with 
the existing character of the Acacia Village and the wider locality. 
 
On balance, it is considered that the design and appearance of both the single storey dwellings 
and apartment building is consistent with other residential development in the locality and 
consistent with the relevant Development Plan provisions relating to Visual Appearance and Built 
Form. 
 
Overlooking and Overshadowing 
There is potential for overlooking from the proposed apartment building to the independent 
dwelling units immediately to the west and south. A condition of approval to restrict overlooking has 
been included in the recommendation to ensure that the proposal accords with the relevant 
provisions of the Development Plan. 
 
While it acknowledged that the independent living units immediately south of the apartment 
building will be overshadowed for substantial periods during the winter solstice, the impact will be 
contained entirely within the proposed development. 
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Private Open Space 
The Supported Accommodation, Housing for Aged Persons and People with Disabilities module of 
the Development Plan does not stipulate a quantitative guideline for private open space associated 
with supported accommodation. Rather PDC 1(e) encourages such development to be ’provided 
with public and private open space and landscaping. Further to this, PDC 2(a) and (b) encourage 
internal communal and private areas that are usable for residents and visitors.  
 
The private open spaces of the ground level dwellings and apartments fall marginally short of that 
for traditional residential development forms. Given that these dwellings have an average site area 
substantially less than 270m2 and will have access to community and recreational facilities within 
the retirement village site, it is considered that the proposed areas of private open space are 
sufficient to meet the needs of the elderly occupants and visitors. Each of the independent living 
units is provided with between 24m2 and 65m2 of private open space. Accordingly, it is considered 
that the proposal reasonably accords with the relevant provisions relating to private open space for 
supported accommodation.  
 
Traffic and Parking 
Each of the 14 independent living units will be provided with a single enclosed garage accessed 
via a shared driveway. Twelve of the new dwellings will have vehicle access from the existing 
private entry avenue, either directly or via a new internal access road. Two of the new dwellings 
will have direct secure vehicle access to Anna Street. The undercroft level of the apartment 
building is accessible via a ramp from the new internal access roadway. The car park will provide 
12 resident car parking spaces and 5 visitor car parking spaces, one of which will be a designated 
disabled parking space. Based on the requirements contained in Table WeTo/2 Off Street Parking 
Requirements, the proposal is required to provide 26 parking spaces. The proposal provides for  
43 spaces which is well in excess of the minimum number required. The proposal is therefore 
considered to accord with the relevant provisions in the Transportation and Access module.  
 
Stormwater 
As noted, issues with respect to stormwater management have yet to be resolved. However these 
matters can be addressed by way of the reserved matters included in the staff recommendation 
should the Panel be of a mind to support the proposal. 
 
Waste Management 
The applicant has provided a Waste Management Plan confirming that a private contractor (Solo 
Resource Recovery) will collect all waste generated by resident households on the site once a 
week. 
 
The independent living unit bins will be stored on their respective sites, while bins associated with 
the apartment building will be stored within the common refuse area in the undercroft car park. 
Each of the independent living units will be provided with two (2) 240 litre bins, one for general 
waste, and one for recycling. The apartment building will be provided with nine (9) 240 litre general 
waste bins, and three (3) 240 litre recycling bins. These bins will be wheeled out from the storage 
area by ground staff and placed along the internal roadway for collection. 
 
The application was referred to City Assets for comment and all issues have been resolved and the 
proposed method of collection is considered to be appropriate. On this basis, it is considered that 
Waste Management matters have been satisfactorily resolved in accordance with relevant Council 
policies and standards. 
 
Landscaping 
The applicant has submitted a detailed landscaping plan that incorporates a number of species, 
trees, hedges and smaller shrubs to be planted along the street frontage, side boundaries of 
buildings and within the private open space areas of the independent living units. The landscaping 
is considered to enhance the overall appearance of the land and buildings and will assist in 
softening the appearance of the proposed development as some species will grow several metres 
high and are known to have reasonably dense foliage, thus breaking up the appearance of the built 
form. 
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SUMMARY 
When considered alongside the existing site and locality characteristics and the Desired Character 
for Low Density Policy Area 20, the proposed development of residential flat buildings for the 
purposes of retirement living is considered to be both orderly and desirable. 
 
The use of the land for residential purposes is consistent with the uses envisaged within the zone 
while the built form sufficiently accords with the desired character and is compatible with the built 
form characteristics of the wider locality. While the proposal will generate some overshadowing 
impact for residents of two of the independent living units, this is considered to be acceptable on 
an on-balance basis. 
 
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.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 6 February 2018 and warrants 
Development Plan Consent. 
 
 
RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent for Application No. 211/157 /2018 by Mr 
David Romaldi to undertake: Construction of 7 single storey residential flat buildings, each 
comprising 2 dwellings; and a two storey residential flat building incorporating 12 apartments with 
associated undercroft car parking, site works, perimeter fencing, landscaping and internal access 
roads (within existing Retirement Village). To be undertaken in stages with Stage 1 comprising the 
7 single storey residential flat buildings and associated infrastructure (Stage 1 A - footings and 
infrastructure only) (Stage 1B - superstructure) and Stage 2 comprising the two storey residential 
flat building comprising 12 dwellings with associated car parking. 
The operative period of consent for Stage 2 commencement of works is to be 3 years and 
completion within 5 years, at 25-29 Lipsett Terrace Brooklyn Park (CT 6106/87, 88 and 89) subject 
to the following conditions of consent and reserved matters: 
 
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. Detailed plans and supporting calculations for Stormwater Quality Improvement measures 
(including demonstrating offset of measures from earlier stage of works to be impacted by new 
works). 

2. Detailed plans and supporting calculations for Stormwater Quantity measures (including 
demonstrating offset of measures from earlier stage of works to be impacted by new works). 

3. Details of the retaining wall measures proposed to be established around the under croft 
parking area to prevent inundation flows. 

 
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 conditions listed below. 
 
2. The proposed areas for landscaping must be established on the site in accordance with the 

approved plan prior to the occupation of the dwellings and must be maintained in good 
condition at all times. Any such landscaping must be replaced if it dies or becomes seriously 
diseased. 
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3. All lighting of internal driveways and communal areas on site shall be designed and installed 
so that light is directed downwards and towards the site to prevent light spill beyond the site 
boundaries and so as to not create glare and nuisance to adjoining properties and to motorists 
and pedestrians on adjoining roads in accordance with the relevant Australian Standards. 

 
4. All stormwater design and construction will be in accordance with Australian Standards and 

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

 
5. The common refuse area must be designed and maintained at all times as follows:  

a) Covered at all times to prevent the dispersal by wind and the of entry of storm water and 
vermin; 

b) Sealed to prevent leakage; 
c) Located on a hard stand area; and 
d) Adequately screened from public view. 

 
6. The refuse bins are to be collected by a private contractor on the subject land between the 

hours of 7am to 7pm Monday to Saturday, 9am to 6pm Sundays and with no collection to 
occur on Public Holidays. 

 
7. Any existing driveway crossovers that become redundant as a result of the development must 

be reinstated to match the existing kerb profile along the road frontage of the property. 
 
8. Driveways, parking and manoeuvring areas shall be formed, surfaced with concrete, bitumen 

or paving, and be properly drained, and shall be maintained in a reasonable condition at all 
times. 

 
9. That all car parking spaces shall be line marked, 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 the occupation of the proposed development. Line marking and directional 
arrows shall be clearly visible at all times. 

 
 
 
 

Attachments 
1. Plans and documentation (under separate cover)   
2. City Assets Response to Initial Plans (under separate cover)    
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6.4 156 Richmond Road, MARLESTON 
Application No  211/217/2018 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Change of use from office/showroom to motor repair 
station and associated retail showroom 

APPLICANT Mr Jim Pantzikas 
LODGEMENT DATE 8 March 2018 
ZONE Commercial Zone 
POLICY AREA Arterial Roads Policy Area 1 
PRECINCT Precinct 2 Richmond Road 
APPLICATION TYPE Non-complying 
PUBLIC NOTIFICATION Category 3 
REFERRALS Internal 

 City Assets 
External 
 DPTI 

DEVELOPMENT PLAN 
VERSION 

6 February 2018 

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

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

 
 
PREVIOUS RELATED APPLICATIONS 
211/178/2002 Construct two warehouses with ancillary offices together with car parking and 

landscaping (approved). 

211/999/2004 Change of Use from Office and Warehouse to Office, Warehouse and Shop 
(approved). 

211/786/2018 Installation of signage (under assessment). 
 
 
SITE AND LOCALITY 
The subject site is regular in shape and located on the southern side of Richmond Road. It is 
formally known as allotment 174 in Filed Plan 19283 in the area named Marleston, Hundred of 
Adelaide, more commonly known as 156 Richmond Road, Marleston.  
 
With a primary frontage of 19.2 metres (m) and a depth of 35.9m, the overall site area is 690 
square metres (m²). The site currently contains a large industrial building built to the eastern, 
southern and western boundaries. This building and the building immediately east are a mirror 
image of one another. These buildings share a car park. There are reciprocal party wall rights 
between these buildings and also reciprocal rights of way through the car park. The car park and 
access points have been set up to provide a safe one way movement. Access is available through 
the eastern crossover and egress through the western crossover. 
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The car park is located between the building and the front boundary. The periphery of the carpark 
is currently landscaped with palm trees and small bushes. 
 
The locality is mixed use in nature comprising commercial, office and industrial land uses. The 
subject site is located within the Commercial Zone and immediately north of the Industrial Zone. 
The wider locality, to the east and west, also includes the Neighbourhood Centre Zone and 
Residential Zone.  
 
In this location, Richmond Road is a secondary arterial road under the care and control of the 
Commissioner of Highways. 
 
The site and locality are shown on the following aerial image and locality map. 
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PROPOSAL 
The proposal seeks to change the use of the site from an office and showroom to a motor repair 
station and associated retail showroom. The site will be occupied by Wheel and Tyre Kingdom; a 
company that sells predominantly wheels and tyres, but also undertakes the following activities: 

• vinyl wrapping; 
• window tinting; 
• suspension upgrade and repairs; and  
• wheel machining and repairs. 

 
There will usually be two staff on site with the possibility of a third during peak periods. The 
business will operate between 8:30am and 5pm, Monday to Saturday.  
 
Due to the nature of the business, most vehicles will be driven to and from the site. Tyres and 
wheels will be delivered by small pick-up trucks and all loading and unloading will be undertaken 
within the existing building.  
 
There are seven car parks available in front of the existing building. These carparks are located 
within a larger parking area shared between 154 and 156 Richmond Road. The proposal also 
includes five car parks within the existing building. 
 
No additional signage has been proposed as part of this application. 
 
A copy of the plans and additional information are contained in Attachment 1. 
 
 
NON-COMPLYING  
The application is a non-complying form of development, due to a Motor Repair Station being listed 
as a non-complying use in the procedural matters section of the Commercial Zone. The applicant 
has provided a Statement of Effect pursuant to Regulation 17 of the Development Regulations 
2008, which is contained within Attachment 2. 
 
Administration resolved, under delegation to proceed with an assessment of the proposal. The 
application is now presented to the Panel for a decision. 
 
The Statement of Effect outlines that the proposal: 

• will create a small number of job opportunities for the local area;  
• that the main environmental impact - being the disposal of used tyres - is to be managed by 

their regular removal from the site and subsequent processing at an Environment 
Protection Authority (EPA) licensed premises; and 

• that there will be no dangerous goods or chemicals stored on the site. 
 
Should the CAP resolve to approve the application, the concurrence of the SCAP is required. 
Alternatively, should the CAP refuse the application, no appeal rights are afforded the applicant. 
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PUBLIC NOTIFICATION 
The application is a Category 3 form of development pursuant to Schedule 9 of the Development 
Regulations. 
 
Properties notified: 32 properties were notified during the public notification 

process. 
  
Representations: No representations were received. 
  
Persons wishing to be 
heard: 

N/A 

  
Summary of 
Representations: 

N/A 

  
 
 
REFERRALS 
Internal 
City Assets 

Concerns were raised regarding the potential parking demand, the amount of parking available on 
the site and the size of vehicles servicing the site. 
 
These concerns have been resolved by way of a floor plan being submitted by the applicant 
confirming that: 

• service vehicles will be limited in size to a small rigid vehicle; and 
• adequate parking is provided both outside and inside the building. 

 
A copy of the relevant reports is contained within Attachment 3. 
 
External  
DPTI 

DPTI did not raise any objections with the proposal but have recommended a series of conditions 
should the application be supported. 
 
A copy of the relevant report is contained within Attachment 4. 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Commercial Zone, Arterial Roads Policy Area 1 and Precinct 
2 Richmond Road, 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 

Centres and Retail 
Development 

Objectives 2 & 6 
Principles of Development Control 6 & 7 

Interface between Land Uses Objectives 1, 2 & 3 
Principles of Development Control 1, 2 & 8 

Orderly and Sustainable 
Development 

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

Transportation and Access 
Objectives 2  
Principles of Development Control 1, 2, 8, 13, 18, 23, 24, 26, 

27, 28, 34, 35 & 36  
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Zone: Commercial Zone 
Desired Character Statement: N/A 
Objectives 1 & 2 
Principles of Development Control 1, 2 & 3  
 
Policy Area: Arterial Roads Policy Area 1 
Desired Character Statement:  
This policy area will accommodate a wide range of commercial and light industrial uses.  
It is envisaged that the appearance of commercial development within the policy area will be 
improved through the redevelopment and upgrading of existing development sites.  
Development site refers to the land which incorporates a development and all the features and 
facilities associated with that development, such as outbuildings, driveways, parking areas, 
landscaped areas, service yards and fences. Where a number of buildings or dwellings have 
shared use of such features and facilities, the development site incorporates all such buildings 
or dwellings and their shared features and facilities. 
 
Objective 1 
Principles of Development Control 1, 2 & 4  
 
Precinct: Precinct 2 Richmond Road 
Desired Character Statement: 
This precinct will accommodate light industry, service industry and warehouses and the office 
components of these uses.  
Development facing Richmond Road will be of high quality and well landscaped. Large scale 
development up to three storeys is envisaged on the northern side of Richmond Road, east of 
Railway Terrace intersection, with development of reduced height further west of the precinct.  
Front setbacks on the north side of Richmond Road east of the point opposite Surrey Road will 
be extensively landscaped. 
 
Principles of Development Control 18, 19, 20 & 25 
 
 
QUANTITATIVE STANDARDS 
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 

 
OFFICE AREA 
Commercial Zone 
PDC 19 

 
30% of gross leasable floor 

area (maximum) 
 

 
16% 

 
Satisfies 

 
 
CAR PARKING SPACES 
Table WeTo/2 
 

 
8 spaces (minimum) 

 
 

 
12 spaces provided 

 
Satisfies 
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ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development has been 
discussed under the following sub headings: 
 
Motor Repair Station - Definition 
Although the proposed land use is different to that which is commonly attributed to a motor repair 
station, it nevertheless meets the definition of a motor repair station as defined in Schedule 1 of the 
Development Regulations 2008 which states: 
 

motor repair station means any land or building used for carrying out repairs (other than 
panel beating or spray painting) to motor vehicles 

 
The applicant has indicated that the proposed use will involve the replacement of tyres, wheels and 
suspension and the repair of tyres and wheels. These aspects of the proposal are considered to 
meet the definition of a motor repair station. 
 
Land Use and Zoning 
It is unclear why PDC 1 of the Commercial Zone envisages land uses such as light industry, motor 
vehicle related businesses (other than wrecking yards), service trade premises and petrol filling 
stations, but lists motor repair stations as non-complying and therefore generally inappropriate. 
The inclusion of a motor repair station in the list of non-complying land uses is a local inclusion, 
meaning that while this zone is normally anticipated to include such a land use, Council has 
chosen to specifically discourage it in this location. 
 
There is a clear policy tension in this zone, evidenced most acutely by the reasonable expectation 
that tyre retailing/servicing land uses would normally locate along arterial roads such as Richmond 
Road, yet the Desired Character for Precinct 2 Richmond Road does not support such a use. In 
this precinct, the desired character seeks light industrial, service industry and warehouse land uses 
yet the subject site is currently surrounded by bulky goods outlets, retail sales and manufacturing 
land uses. It could be argued nonetheless that the proposed use displays attributes that are similar 
to light industrial uses, however there is little guidance provided in the Development Plan as to why 
motor repair stations are not supported in the precinct or the zone more generally. 
 
That said, in determining whether the proposed motor repair station is a suitable use in the locality, 
it is important to consider the impact it will have on the existing and desired character.  
 
Given the presence of other commercial and retail land uses in the locality and the scale of the 
proposed use, it is considered that the operation of the proposed motor repair station is unlikely to 
have a detrimental effect on the character of the locality. It will operate during normal business 
hours as well as Saturday between 8:30am and 5pm, which is consistent with other businesses 
operating in the locality. Further, the activities involved with the proposed use are not considered to 
cause unreasonable odour, smoke, fumes, dust, noise, vibration, light spill or glare. There will be 
some noise generated from hand held tools, but the impact from this will be mitigated by these 
activities being undertaken from within the workshop. Accordingly, the proposed motor vehicle 
repair station is considered to satisfy Objectives 1, 2 and 3 and PDCs 1 and 2 of the Interface 
between Land Uses module of the Development Plan. 
 
It is also worth noting that no representations were received during the public notification period. 
This is of particular importance as the proposed land use has been operating (unapproved) for 
several months. Although there is a concern that the development has occurred without approval, it 
has allowed neighbouring properties and administration to experience how the site operates. 
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Car parking 
Car parking is often a point of contention between neighbouring properties and land uses. This is 
not considered to be an issue in relation to this proposal as it has been suitably demonstrated that 
there is sufficient on site car parking to accommodate the anticipated demand. In addition, there is 
some on street car parking available in front of the subject site, albeit limited between the hours of 
4pm - 6pm by a bike lane that operates along Richmond Road.  
 
Table WeTo/2 states that the proposed land use should have the greater of 4 spaces per bay or  
2 spaces per 100m² of total floor area. The proposal includes 2 bays and has a total floor area of 
391m², which equates to a parking demand of eight spaces. The proposal has five car parks within 
the building and seven located in front of the building. Therefore the proposal exceeds the amount 
of parking desired by the Development Plan. 
 
The car park will continue to operate in its current form with access through the neighbouring 
property to the east and egress through the subject site. There are reciprocal rights of way allowing 
the business at 154 Richmond Road to have customers enter through their site and leave through 
the subject site. This arrangement is supported by both City Assets and DPTI.  
 
Waste 
Used tyres will comprise the majority of waste generated at the site. These tyres will be stored 
within the building and collected two or three times a week by a small rigid vehicle, and 
subsequently processed/recycled at an Environment Protection Authority (EPA) licensed premises. 
 
 
SUMMARY 
The proposed change of land use to a motor repair station and associated retail showroom is 
considered to be an orderly form of development that will not be detrimental to the existing or 
desired character of the locality. The use is considered to be of an appropriate scale and is not 
expected to cause any unreasonable nuisance to adjoining properties.  
 
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.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 2 February 2018 and warrants 
Development Plan Consent subject to the concurrence of SCAP. 
 

RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent for Application No. 211/217/2018 by Mr Jim 
Pantzikas to undertake a change of use from office/showroom to motor repair station and 
associated retail showroom at 156 Richmond Road, Marleston (CT 5951/705) subject to the 
concurrence of State Commission Assessment Panel and the following conditions of 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. 
 
2. All driveways, car parking spaces, manoeuvring areas and landscaping areas shall not be 

used for storage or display of materials or goods, including waste products and refuse. 
 
3. No materials or equipment shall be stored outdoors. 
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4. The hours of operation of the premises shall not exceed the following periods: 
8:30am to 5:00pm Monday to Saturday inclusive. 

 
5. All vehicular repairs and maintenance shall be undertaken within the confines of the building. 
 
6. No spray painting or panel beating shall occur on the subject site without prior approval from 

Council. 
 
7. With the exception of tyre changing, wheel repair and suspension installation no general 

servicing or repair of vehicles shall occur on the subject site without prior approval from 
Council. 

 
Conditions imposed upon recommendation of the Department of Planning Transport and 
infrastructure (DPTI) 
 
8. All vehicles shall enter and exit in a forward direction. 
 
9. All vehicular access to/from the site shall be gained via the existing access points to/from 

Richmond Road. The eastern crossover shall operate as an ingress and the western 
crossover shall operate as an egress. The access points and internal driveways shall be 
signed/line marked to reinforce the desired one-way flow thought the site. 

 
10. All car park aisles and vehicle manoeuvring area shall remain clear of any impediments to 

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

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

 

Attachments 
1. Plans and CT   
2. Statement of Effect   
3. City Assets Referral   
4. DPTI referral    
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6.5 49 Morphett Road CAMDEN PARK 
Application No  211/463/2017 & 211/339/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Land division - Community 
Title; DAC No. 
211/C063/17; Create three 
(3) additional allotments 
and common property 
 
  

Demolition of existing dwelling 
and associated structures and 
construction of two (2) two-
storey dwellings with garages 
under main roof and one (1) two 
storey residential flat building 
containing two (2) dwellings with 
garages under main roof and 
construction of 2.1 metre high 
masonry front fence 

APPLICANT CityLux Construction Pty 
Ltd 

Chris Wates Architect 

APPLICATION NO 211/463/2017  211/339/2017 
LODGEMENT DATE 12 April 2017 27 March 2017 
ZONE Residential Zone Residential Zone 
POLICY AREA Low Density Policy Area 20 Low Density Policy Area 20 
APPLICATION TYPE Merit Merit 
PUBLIC NOTIFICATION Category 1 Category 2 
REFERRALS Internal 

 City Assets 
External 
 SCAP 
 SA Water 

Internal 
 City Assets 
 Amenity Officer 
External 
 DPTI 

DEVELOPMENT PLAN 
VERSION 

5 May 2016 5 May 2016 

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

With regard to residential development and land division applications, where all proposed 
allotments and/or sites fail to meet, nor are within 5% of the minimum frontage widths and site 
areas designated in respective zones and policy areas within the West Torrens Council 
Development Plan. 

 
 
SITE AND LOCALITY 
The subject land comprises a single allotment with frontage to Morphett Road, Camden Park.  
 
The subject land is formally described in Certificate of Title Volume 5663 Folio 862, comprising 
Allotment 265 in Filed Plan 7043, in the area named Camden Park, Hundred of Adelaide. There 
are no easements, encumbrances or Land Management Agreements affecting the land. 
 
The allotment is rectangular in shape with a 19.2 metres (m) frontage width to Morphett Road and 
a total area of 936.4 square metres (m²). Currently occupying the land is a single storey brick 
dwelling and several structures at the rear of the dwelling that have been used as horse stables. 
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The land is naturally flat and does not contain any Regulated Trees. 
 
The locality comprises an established residential area with a mixed built form character. Existing 
development includes detached and semi-detached dwellings, group dwellings and residential flat 
buildings up to two storeys in height and at low to medium densities. A diverse allotment pattern is 
observed within the locality, particularly along the Morphett Road corridor to the north and south 
and east of Morphett Road on land bound by Victoria Avenue and Stonehouse Avenue. 
 
The amenity of the locality is considered to be moderate due to the diverse development pattern, 
mixed housing stock and significant traffic volumes along Morphett Road.  
 
 

 
The subject land viewed from Morphett Road 
 
 

 
The subject land and adjoining property at 51 Morphett Road 
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The site and locality are shown on the following aerial image and locality plan. 
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PROPOSAL 
The proposed development is summarised as follows: 
 
211/463/2017 
The application involves a Community Title land division to create three (3) additional allotments 
and common property. The proposed allotments have the following site areas and frontages: 
 

Lot Site Area Frontage 
1 168m² 6.6m 
2 168m² 6.6m 
3 183m² N/A 
4 183m² N/A 
Common 
Lot 

234m² 6.0m 

 
 
A common property allotment is to be provided for shared driveway access. 
 
211/339/2017 
This application seeks the construction of two (2) two storey residential flat buildings containing a 
total of four (4) dwellings. 
 
Dwellings 1 and 2 are located at the front of the allotment and are designed to address the road 
frontage. The main front walls of the dwellings are setback 6m from the road boundary, with the 
front upper level balconies projecting 2m further forward. The garages are to be located at the rear 
under the main roof of the dwellings (i.e. rear loaded). Dwellings 3 and 4 are located toward the 
rear of the allotment in a battleaxe arrangement and are designed and orientated to front onto a 
new common driveway. 
 
The proposed dwellings are designed with a common architectural style and form. The dwellings 
are modern, with relatively simple facades that include either front balconies or porticos, recessed 
upper levels and pitched roofs. External materials and finishes include rendered wall cladding in 
grey and brown colours, black aluminium frame windows and doors and colorbond© metal roof 
sheeting finished in Woodland Grey. 
 
A 2.1m high masonry wall and gate it is to be constructed along the Morphett Road frontage for 
security and noise attentuation purposes. Landscaping will also be provided within the front and 
rear yards and within the common driveway. 
 
Refer to Attachment 1 for the plan of division and Attachment 2 for a copy of the dwelling plans. 
 
 
PUBLIC NOTIFICATION 
The application for the residential flat buildings (211/339/2017) is assigned to Category 2 for public 
notification purposes pursuant to Section 38 of the Development Act 1993 and Schedule 9, Part 2, 
18(a) of the Development Regulations 2008. 
 
Properties notified: Thirty-five (35) properties were notified during the Category 2 

public notification process.  
  
Representations: Two (2) representations were received. 
  
Persons wishing to be 
heard  

• A Reidy  
• D Kerrigan 
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Summary of 
representations 

• Overlooking 
• Overshadowing 
• Visual impact 

  
Applicant's response In response to the representations, the applicant has amended 

the proposal plans and discussed matters of overlooking and 
overshadowing with the representors. Both of the representors 
have subsequently withdrawn their request to be heard by the 
Panel. 

  
 
 
Refer to Attachment 3 for a copy of the representations. 
 
 
REFERRALS 
Internal 
City Assets 
City Assets comments are summarised as follows: 

• Finished floor levels satisfy the minimum requirements in consideration of street and/or 
flood level information; 

• The existing crossover will be made redundant and should be reinstated to vertical kerb 
prior to the completion of any building works at the applicant’s expense; 

• The proposed driveway will require the removal of one street tree adjacent to this property. 
The tree in question has been assessed and considered acceptable to be removed; 

• The revised vehicle access and manoeuvrability satisfy the requirements of the relevant 
Australian Standard (AS/NZS 2890.1:2004); 

• Development Plan requirements for parking are satisfied; and 
• No stormwater detention and water quality provisions are required for the site as the 

proposed development does not fall under the development category requiring stormwater 
discharge restriction and water quality treatment. 

 
External 
DPTI 
DPTI does not object in-principle to the proposed application although it is noted that Council will 
need to consider the acceptability of the proposed access location given that it appears to not 
comply with AS/NZS2890.1:2004. 
 
SA Water 
SA Water has raised no concerns with the proposal. The developer will be required to meet the 
requirements of SA Water for the provision of water and sewerage services. Standard conditions of 
consent have been recommended. 
 
State Commission Assessment Panel (SCAP) 
SCAP has raised no concerns with the proposal. Standard conditions of consent have been 
recommended. 
 
A full copy of the relevant reports is contained in Attachment 4. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within Low Density Policy Area 20 of 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 Objectives 1 
Principles of Development Control 1, 2, 3, 5, 6, 7, 8 

Design and Appearance 
Objectives 1 & 2 

Principles of Development Control 1, 2, 3, 4, 5, 9, 10, 11, 12, 
13, 14, 15, 16, 20 & 21 

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

Infrastructure 
Objectives 1, 2, & 3 

Principles of Development Control 1, 3, 4, 5, 6, 8, 9, 10, 14 & 
16 

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

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

Landscaping, Fences and 
Walls 

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

Orderly and Sustainable 
Development 

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

Residential Development 

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

11, 12, 13, 18, 19, 20, 21, 
24, 27, 28, 29, 30 & 31 

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

Transportation and Access 

Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 8, 9, 10, 11, 13, 14, 

18, 20, 21, 22, 23, 24, 25, 
30, 32, 33, 34, 35, 36, 37, 
39, 40, 41, 43, 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. 
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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, 2, 5, 6, 7, 9, 10, 11, 12, 13 & 14 
 
 
Policy Area: Low Density Policy Area 20 
Desired Character Statement: 
 
Allotments in the policy area will be at low density, accommodating predominantly detached 
dwellings and some other dwellings types such as semi-detached and group dwellings. There 
will be a denser allotment pattern close to centre zones where it is desirable for more residents 
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe 
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments 
developed with buildings that have a direct street frontage.  
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings. 
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings. 
Objectives 1 
Principles of Development Control 1, 2, 4 & 5 
 
 
QUANTITATIVE STANDARDS 
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/SITE AREA  
Low Density Policy Area 20 
PDCs 4 & 5 

 
300m² (minimum site area 
within 400m of centre zone) 
 

 
Dwellings 1&2 - 168m²  
Dwellings 3&4 - 183m² 
 
Does Not Satisfy 
 

 
SITE FRONTAGE  
Low Density Policy Area 20 
PDCs 4 & 5 
 

 
9m (minimum site frontage) 
 
 

 
Dwellings 1&2 - 6.6m  
Dwellings 3&4 - 6.0m 
 
Does Not Satisfy 
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SITE COVERAGE  
 

 
Not specified 

 
Dwellings 1&2 - 63% 
Dwellings 3&4 - 56% 
 
Acceptable 
 

 
STREET SETBACK  
Residential Zone 
PDC 8 

 
Average of the adjacent 
buildings - 5.5m 
 
 

 
Dwellings 1&2 - 6m 
Dwellings 3 & 4 - N/A 
 
Satisfies 
 

 
REAR SETBACK 
Residential Zone 
PDC 11 

 
3m (minimum single storey) 
8m (minimum two storey) 

 
Dwellings 3&4 - 4m 
Dwellings 3&4 - 8m 
 
Satisfies 
 

 
SIDE SETBACKS 
Residential Zone 
PDC 11 

 
Ground floor 
1m (minimum; 0m for 
maximum of 8m) 
 
 
 
 
 
 
Upper floor 
2m (minimum) 
 

 
Ground floor 
Dwellings 1 & 2 - 0.9m 
Dwellings 3 & 4 - 1m  
 
Garage walls on boundary for 
8.8m (dwellings 1 & 2) 
 
Does Not Satisfy 
 
Upper floor 
2m (all dwellings) 
 
Satisfies 
 

 
OVERSHADOWING 
Residential Development  
PDC 10, 11, 12, 13 

 
Minimum of 2 hours of 
sunlight between 9.00am & 
3.00pm on 21 June  

 
Shadow diagrams provided - 
refer assessment below 

 

Partially Satisfies 
 

 
PRIVATE OPEN SPACE 
Residential Development  
PDC 19 

 
Lots <300m² 
24m² (minimum) 
3m (minimum dimension) 
16m² (minimum directly 
accessible from a habitable 
room) 

 
 
Dwellings 1&2 - 53m² 
Dwellings 3&4 - 44m² 
 
 
Satisfies 
 

 
CARPARKING SPACES  
Transportation and Access  
PDC 34 

 
8 spaces (4 covered) - plus 1 
visitor space  
 

 
8 spaces (covered) 
 
1 visitor space 
 
Satisfies 
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LANDSCAPING 
Landscaping, Fences and Walls  
PDC 4 
 

 
10% (minimum)  

 
10% capable of being 
landscaped 
 
Satisfies 
 

 
DOMESTIC STORAGE 
Site Facilities and Storage  
PDC 4 

 
8m³ (minimum) 

 
8m³ (over bonnet storage in 
garages) 
 
Satisfies 
 

 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Desired Character 
The Desired Character for Low Density Policy Area 20 envisages low density residential 
development predominantly in the form of "detached dwellings and some other dwellings types 
such as semi-detached and group dwellings". Residential flat buildings and battleaxe subdivision 
generally is not desirable within the policy area as this kind of development has the potential to 
detract from the pattern of rectangular allotments and the appearance of buildings along the 
streetscape. 
 
The proposal comprises the construction of two (2) two storey dwellings with frontage to Morphett 
Road (Dwellings 1 and 2). Although the sites for these dwellings would not be held exclusively for 
each respective dwelling (i.e. the dwellings are reliant upon the common driveway for access), the 
dwellings are designed to front the road and therefore present as detached dwellings. These 
dwellings are considered desirable in terms of their layout and built form. 
 
The proposal also comprises a two storey residential flat building containing two dwellings that is 
located to the rear of the property in a battleaxe arrangement. Although this kind of residential 
development is not necessarily envisaged within the policy area, the desired character for the area 
and the capacity to achieve its intent needs to be considered with regard to the land use and built 
form characteristics of the locality. As illustrated below, the subject land is situated within a locality 
where residential flat buildings and rear of lot dwellings are the predominant form of development. 
The prevalence of such development throughout the locality has resulted in a shift away from 
detached dwellings at low densities to medium density housing in the form of group dwellings and 
residential flat buildings. 
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The locality is characterised by residential flat buildings and battleaxe development 
 
The proposal is therefore considered to be an orderly and appropriate form of development for the 
site when balanced against the existing site and locality characteristics and the desired character 
for the policy area. 
 
Site Area and Frontage 
Principle of Development Control (PDC) 4 of Low Density Policy Area 20 prescribes a minimum 
site area of 300m² for all dwellings (other than those within a residential flat building) located within 
400 metres of a centre zone. The subject land is located within approximately 150m of a 
Neighbourhood Centre Zone on Morphett Road comprising a small supermarket, butcher, chemist 
and other local amenities. The site is also within a short walking distance from Immanuel College. 
 
For land division proposals, PDC 5 of the Policy Area prescribes a minimum site area of 340m² 
"other than where the land division is combined with an application for dwellings or follows an 
approval for dwellings on the site". Although the land division and proposed dwellings have not 
been combined on this occasion, it is considered appropriate to apply the minimum site area of 
300m² in PDC 4 given the suitability of residential flat buildings within the locality (as discussed) 
and that both applications are being assessed concurrently. The combining of the applications is 
not considered necessary for this development as the proposed land division is creating 
community allotments that are to be accessed from a common property driveway. 
 
The proposed dwelling allotments would have site areas of between 168m² and 183m² (excluding 
common land). Although significantly less than 300m² standard, the overall dwelling density and 
allotment layout would not be at odds with the existing built form characteristics of the locality. 
Furthermore, the proposed dwellings have been designed and sited in a manner that reasonably 
satisfies the relevant quantitative requirements of the Development Plan relating to building height, 
boundary setbacks, private open space, site coverage, vehicular access and car parking. 
 
In terms of the site frontage(s), the subject land has a frontage to Morphett Road that is  
19.2 metres wide. Within the Residential Zone, the Development Plan typically requires a frontage 
width of at least 15 metres for developments comprising residential flat buildings. The site frontage 
of 19.2 metres is acceptable as it allows for the front buildings to address the street while providing 
for safe and convenient driveway access. 
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Accordingly, the proposal is not considered to undermine the Desired Character for the Policy Area 
or the intent of PDCs 4 and 5 of Low Density Policy Area 20. 
 
Side Setbacks and Boundary Walls 
The garage wall of Dwellings 1 and 2 are sited on their respective side boundaries for a length of 
8.8m. The height of the boundary walls is 3m above the footing. The main side walls of the 
dwellings are setback 0.9m from the boundaries. 
 
PDC 11 of the Residential Zone recommends a minimum setback of 1m from side boundaries for 
walls that are 3m or less in height. Whilst the proposal does not strictly achieve this setback, PDCs 
12 and 13 make some allowance for walls on side boundaries provided any associated visual and 
overshadowing impacts are minimised. From a quantitative perspective, it is noted that PDC 13(b) 
requires boundary walls to have a maximum height of 3m and a maximum length of 8m. The length 
of the proposed walls exceed this requirement by only 0.8m and are no greater than 3m in height. 
It is also noted that the adjoining property to the north contains two storey buildings located close 
to the side boundary. The adjoining property to the south is occupied by group units with a long 
carport sited on the boundary. 
 
On balance, the siting of the proposed development in relation to the side boundaries is considered 
acceptable as it would not significantly detract from the amenity of neighbouring properties. 
 
Overshadowing 
Given the two storey scale of the proposed buildings and the orientation of the subject land, it is 
reasonable to expect that some shadow would be cast over the adjoining properties to the south, 
particularly during winter months. 
 
The applicant has provided some shadow diagrams showing that the shadow cast over the 
adjoining property at 43-47 Morphett Road would primarily affect the carport that is immediately 
adjacent to the boundary, with minimal shadow over the residences. The diagrams also confirm 
that Unit 3, 45-47 Morphett Road would be most affected. While the rear yard of this dwelling 
would be in shadow for much of the day during winter, the side and rear windows would appear to 
receive reasonable access to natural light from 12.00pm onwards. As required under PDC 11 of 
Residential Development module, the north-facing windows of the adjoining dwelling would 
continue to receive at least three hours of direct sunlight between 9.00am and 5.00pm on the  
21 June. 
 
Private Open Space 
The proposed dwellings will be provided with at least 44m² of private open space, which satisfies 
PDC 19 of the Residential Development module. In terms of the siting and design of the private 
open space, PDC 18 recommends that yard areas be provided to the side and rear of the dwellings 
for privacy reasons. While most of the private open space for Dwellings 1 and 2 is sited in front of 
the dwellings, this would not adversely affect the privacy or functionality of the yard areas as they 
would be made secure and private with a 2.1m high masonry fence and would be directly 
accessible from the ground floor living areas within the dwelling. Accordingly, the proposed 
development is considered reasonable with regard to the provision of private open space. 
 
Street Tree 
The proposed common driveway will require the removal of a Council street tree from the Morphett 
Road verge. City Assets has assessed the tree and is supportive of its removal subject to Council's 
standard fees and charges. 
 
Site Contamination 
Several structures at the rear of the dwelling have in the past been used for the stabling of horses. 
The applicant has sought the advice of AM Environmental Consulting with respect to the potential 
for site contamination as a result of the past use of the land. 
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AM Environmental Consulting has discussed the potential for site contamination with the 
Environment Protection Authority (EPA). The EPA has confirmed that horse stables do not 
represent a potentially contaminating activity if the use is for the holding of horses only. As the 
stables were only used for holding purposes, the land is considered safe for residential use from a 
site contamination perspective. PDC 13 of the Hazards module is therefore satisfied. 
 
Landscaping  
Landscaping is to be provided along the road frontage and within yard areas and the common 
driveway that meets the minimum landscaping requirement of 10 percent of the site. The 
landscaping will include a mix of trees, shrubs and grasses. 
 
Additional plantings, particularly adjacent the common driveway, would further enhance the 
development by reducing the visual impact and bulk of the proposed buildings and mitigating heat 
loading impacts generated by the predominance of hard paved surfaces. For this reason, a 
reserved matter has been added to the staff recommendation. 
 
Waste Collection 
As the proposed development comprises only four dwellings, there is adequate area on site and 
within the adjacent road verge for the storage and collection of waste bins. A private waste 
contractor is therefore not required. This satisfies Council's requirements and is consistent with 
Objective 2 of the Waste module of the Development Plan. 
 
 
SUMMARY 
When balanced against the existing site and locality characteristics and the Desired Character for 
Low Density Policy Area 20, the proposed division of land and associated dwellings are considered 
to be orderly and appropriate forms of development. In particular, the proposed dwelling density 
and allotment layout would be compatible with and complement the established pattern and built 
form characteristics of the locality.  
 
The built form has sufficient regard for adjoining residential development and the streetscape in 
regards to the overall scale and massing, architectural detailing and siting of the development. It 
has also been demonstrated that the proposal would not adversely impact upon traffic safety on 
the adjacent road network. 
 
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.  
 
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 and Land Division Consent. 
 
 
RECOMMENDATION 1 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/463/2017 by CityLux Construction Pty Ltd to undertake a land 
division - Community Title; DAC No. 211/C063/17; Create three (3) additional allotments and 
common property at 49 Morphett Road Camden Park (CT 5663/862) subject to the following 
conditions of consent and reserved matter: 
 
Reserved Matter 
 
1. A detailed landscaping plan, to the satisfaction of Council, shall be submitted prior to the issue 

of Development Approval. 
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Development Plan Consent 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 existing buildings on the land shall be removed prior to the issue of clearance to this land 

division approved herein. 
 
State Commission Assessment Panel Conditions 
 
3. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
 
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. 
 

4. Payment of $20,028 into the Planning and Development Fund (3 allotments @ 
$6676/allotment). Payment may be made by credit card via the internet at ww.edala.sa.gov.au 
or by phone (7109 7018), by cheque payable to the State Planning Commission marked "Not 
Negotiable" and sent to GPO Box 1815, Adelaide 5001 or in person, at Level 5, 50 Flinders, 
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. 

 
RECOMMENDATION 2 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent for Application No. 211/339/2017 by Chris 
Wates Architect to undertake demolition of existing dwelling and associated structures and 
construction of two (2) two storey dwellings with garages under main roof and one (1) two storey 
residential flat building containing two (2) dwellings with garages under main roof and construction 
of 2.1 metre high masonry front fence at 49 Morphett Road Camden Park (CT 5663/862) subject to 
the following conditions of consent: 
 
Development Plan Consent 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. That all stormwater design and construction will be in accordance with Australian Standards 

and recognised engineering best practices to ensure that stormwater does not adversely affect 
any adjoining property or public road and, for this purpose, stormwater drainage will not at any 
time: 
a) Result in the entry of water into a building; or 
b) Affect the stability of a building; or 
c) Create unhealthy or dangerous conditions on the site or within the building; or 
d) Flow or discharge onto the land of an adjoining owner; or 
e) Flow across footpaths or public ways. 
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3. Stormwater detention measures will be required to be undertaken to restrict the total discharge 
from the total development site to a maximum of 20 litres per second for the site critical  
20 year ARI storm event. An indication of how the storage is to be provided and calculations 
supporting the nominated volume are to be submitted to Council prior to Development 
Approval. 

 
4. The stormwater connection through the road verge area shall be constructed of shape and 

material to satisfy Council’s standard requirements as follows: 
• 100 x 50 x 2mm RHS Galvanised Steel; or 
• 125 x 75 x 2mm RHS Galvanised Steel; or 
• Multiples of the above. 

 
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 to the satisfaction of Council. 

 
6. That all landscaping shall be planted in accordance with the approved plan (Roof Plan & 

Planting) prepared by Chris Wates Architect, Plan No. M DA 03A, Sheet 3 of 6 dated 
14/09/2017) within three (3) months of 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 plants which may become diseased or die. 

 
7. That all side and rear upper level windows of Dwellings 1 to 4 approved herein shall be fitted 

with fixed obscure glass or raised sills 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 shall be maintained in reasonable condition at all times. 

 
8. No above-ground structures, such as letterboxes, service meters or similar are to be installed 

within the common driveway entrance and passing area. 
 
9. The existing crossover which will be made redundant is to be reinstated to vertical kerb prior to 

the completion of building works at the applicant’s expense. 
 
 
 
 

Attachments 
1. Plan of Division   
2. Dwelling Plans & Documents   
3. Copy of Representations   
4. Referral Responses    
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6.6 23 Rutland Avenue, LOCKLEYS 
Application No  211/340/2018 (SCAP 211/D034/18) 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Combined Application: Land division - Torrens Title; 
Create one additional allotment; and the construction of 
two (2) two storey detached dwellings 

APPLICANT Mr Joseph Portolesi 
LODGEMENT DATE 20 March 2018 
ZONE Residential 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets  
External 
 SCAP 
 SA Water 

DEVELOPMENT PLAN 
VERSION 

6 February 2018 

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

With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and site 
areas designated in respective zones and policy areas within the West Torrens Council 
Development Plan. 

 
 
PREVIOUS RELATED APPLICATION 
211/709/2018 Demolition of existing house and associated structures (approved 17 July 2019). 
 
 
SITE AND LOCALITY 
The subject site is regular in shape and located on the eastern side of Rutland Avenue. It has a 
frontage of 18.3 metres (m), a depth of 45.7m and an overall area of 835.8 square metres (m²). 

It is currently improved with a single storey detached dwelling, garage and verandah. These 
structures will need to be removed in order to facilitate the proposal. Existing landscaping includes 
small trees, shrubs and a lawned area.  

The locality is residential in nature comprised of predominantly single storey detached dwellings. 
There is a variety of allotment sizes, but they share common traits of being rectangular in shape 
and having direct access to a public road.  

There are several examples of infill development within the locality where a single allotment has 
been divided into two or three. This infill development is concentrated north of the subject site, 
however there is also an example south of the subject site at 37 and 37a Rutland Avenue.  
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There is significant public open space in close proximity to the subject site by way of the Lockleys 
Oval to the west and the Kooyonga golf course to the east. 

The subject site is located between three Local Centre Zones and a Commercial Zone on Henley 
Beach Road to the North and an Aldi grocery store in the Airfield Zone to the south. The subject 
site and locality are well catered for in terms of facilities. 
 
The site and locality are shown on the following aerial image and locality plan. 
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PROPOSAL 
The proposal seeks to initially subdivide one allotment into two and then construct a two storey 
detached dwelling on each allotment. Each of the proposed allotments will have a frontage of 
9.14m and an overall area of 417.9m². 
 
The proposed dwellings are a mirror image of one another and have the following attributes: 

• Two storey; 
• Single garage; 
• Four bedrooms; 
• Open plan kitchen, living and family room; 
• Alfresco; 
• Three bathrooms; and  
• Retreat. 

 
The dwellings will be constructed of a variety of materials including face brick, stacked stone, 
Colorbond, Alucobond and rendered power panel. These materials provide a contemporary finish 
to a dwelling with a traditional design. The dwelling exhibits eaves on the alfresco and the upper 
level and a roof with a 25 degree pitch.  
 
The garages will be built to the boundaries for a length of 6.4m. The proposed garages will abut 
existing structures on both of the adjoining allotments.  
 
The relevant plans and documents are contained in Attachment 1. 
 
 
REFERRALS 
Internal 
City Assets 

City Assets originally raised concern about the finished floor levels (FFLs), stormwater detention, 
and verge interaction with crossovers and infrastructure. 
 
These concerns were resolved by way of amended plans. 
 
A full copy of the relevant reports is contained in Attachment 2. 
 
External  
SCAP 

SCAP did not raise any concerns and have imposed the standard conditions.  
 
SA Water 

SA Water did not raise any concerns and have imposed the standard conditions. 
 
A full copy of the relevant reports are contained in Attachment 3. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Residential Zone and, more specifically 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 Objective 1 
Principles of Development Control 1, 2, 3, 6, 7, 8 & 10 

Design and Appearance 
Objectives 1 & 2 

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

Energy Efficiency Objectives 1 & 2 
Principles of Development Control 1, 2, 3 & 4 

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

Landscaping, Fences and 
Walls 

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

Orderly and Sustainable 
Development 

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

Residential Development 

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

11, 12, 13, 14, 15, 16, 18, 
19, 20, 21, 27, 28 & 31 

Transportation and Access 

Objective  2 
Principles of Development Control 1, 2, 8, 10, 11, 23, 24, 26, 

30, 32, 34, 35, 36, 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, 2, 5, 6, 7, 8, 9, 10, 11, 12, 13 & 14  
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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 
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and 
the Linear Park will be complementary to existing dwellings through the incorporation of design 
features such as pitched roofs, eaves and variation in the texture of building materials.  
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings. 
 
Objective 1 
Principles of Development Control 1, 2, 3 & 6 
 
 
QUANTITATIVE STANDARDS 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE AREA  
Low Density Policy Area 21 
PDC 3  

 
420m² (minimum) 

 

 
417.9m² (lots 691 & 692) 

 
Does Not Satisfy 

 
 
SITE FRONTAGE  
Low Density Policy Area 21 
PDC 3  

 
12m (minimum) 

 
 

 
9.14m (lots 691 & 692) 

 
Does Not Satisfy 

 
 
PRIMARY STREET SETBACK  
Residential Zone 
PDC 8 

 
Same as one of the adjacent 

buildings  
 

21 Rutland = 7.7m (approx.) 
25 Rutland = 8.8m (approx.) 

 
6.8m (lots 691 & 692) 

 
 
 

Does Not Satisfy 
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SIDE SETBACKS 
Residential Zone 
PDC 11 

 
 

Ground floor - 1m (minimum) 
 
 

Upper floor - 2m (minimum)  

 
Ground floor 

0m & 0.9m (lots 691 & 692) 
 

Upper floor 
0.95m (lots 691 & 692) 

 
Does Not Satisfy 

 
 
REAR SETBACKS 
Residential Zone 
PDC 11 

 
Ground floor - 3m (minimum) 

 
 

Upper floor - 8m (minimum) 

 
Ground floor 

8.5m (lots 691 & 692) 
 

Upper floor 
12.9m (lots 691 & 692) 

 
Satisfies 

 
 
BUILDING HEIGHT 
Residential Zone 
PDC 6 

 
6 m or 2 storeys (maximum) 

 

 
5.8m / 2 storeys 
(both dwellings 

 
Satisfies 

 
 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
100m² (minimum) 

 
172m² (both dwellings) 

 
Satisfies 

 
 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
 

60m² (minimum) 
 

4m (minimum dimension) 
 

16m² (minimum area at rear 
or side of dwelling accessible 

from a habitable room). 
 

 
Lots 691 & 692 

 
118.85m² (total) 

 
9.1m (minimum dimension) 

 
118.85m² (accessed from 

habitable room) 
 

Satisfies 
 

 
CAR PARKING SPACES  
Transportation and Access 
PDC 34 

 
2 car parking spaces/dwelling, 

1 of which is covered 
 

 
3 spaces/dwelling (2 

undercover) 
 

Satisfies  
 

 
  



Council Assessment Panel Agenda 11 September 2018 

Page 216 Item 6.6 

ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Allotment Area 
The deficiency in the proposed allotment/site areas equates to 2.1m². This is considered to be a 
minor deficiency which has not adversely affected the capacity of the proposed sites to 
accommodate a suitable dwelling.  
 
Site areas within the locality along Rutland Avenue range from 394m² to 855m². Whilst the 
adjoining properties exceed the 420m² minimum for the policy area, there are several examples of 
allotments in the locality that are below the minimum, including (refer locality plan below): 
 

• 37 and 37A Rutland Ave; 
• 15 Rutland Ave; 
• 5 Netley Ave;  
• 2B, 2C and 2D Netley Ave; and 
• 19 Rutland Ave. 

 
Accordingly, the deficiency in allotment/site areas is considered acceptable. 
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Allotment Frontage 
The proposed allotments/sites will have frontages which are approximately 2.9m narrower than the 
12m minimum for Low Density Policy Area 21. This is considered to be a significant departure and 
has the potential to undermine the desired character of the area. In this instance, it is not 
considered fatal to the application for the following reasons: 
 
1. There are numerous other examples of similar development within 200m of the subject site. 

These examples are concentrated to the north of the subject site, but there is also an example 
further south at 37 and 37a Rutland Avenue. Altogether, there are 13 allotments along Rutland 
Avenue (between Henley Beach Road and Strathmore Avenue) that have frontages below 
12m and 35 allotments with frontages above 12m.  
 
Accordingly, the proposed allotments are consistent with a third of those in the locality. In 
addition, it is considered that the existing character of the locality has been sufficiently 
impacted by these examples of smaller frontages that the proposed development is unlikely to 
cause a detrimental impact. 

 
2. The Desired Character of the policy area calls for a denser allotment pattern close to centre 

zones to allow more residents to take advantage of the variety of facilities found within centre 
zones. It is acknowledged that the subject site is located outside of the 400m buffer area as 
described in PDC 3 of Low Density Policy Area 21, however, it is only marginally outside this 
buffer by approximately 40m. The additional 40m is highly unlikely to prevent future residents 
from walking to at least two of the local centre zones in close proximity to the subject land.  
 
Had the subject site been located within this buffer area it would have met the minimum 
frontage and exceeded the minimum site area. This being the case, it is considered that the 
proposed allotments are within sufficient proximity to allow for the reduced frontages afforded 
in PDC 4. 
 
The proposed development is also considered to be consistent with the Desired Character as 
it i) creates rectangular shaped allotments with direct frontage to a public road, and ii) 
proposes detached dwellings. 

 
3. Although 'low density' is not defined in the Development Plan, it is described in both the 

Planning Strategy (the 30-Year Plan update) and the State Government's "Understanding 
Residential Densities Handbook" as being fewer than 35 dwellings per hectare. This translates 
to allotment areas of between 294m²- 588m². The proposed allotments fall within this range 
and are therefore considered to be low density. 

 
In consideration of all these factors, the deficiency in the width of the proposed allotments is 
acceptable. 
 
Side setbacks 
The upper level side setbacks to the proposed common boundary do not meet the 2m minimum 
stated in PDC 11 of the Residential Zone. The upper levels are set back 0.95m and 0.93m at the 
rear half of each dwelling. While this deficiency is not desirable, it is considered to be acceptable 
as the overlooking impact would be similar if the setback met the zone requirement. It is also worth 
noting that the upper level setbacks from the common boundary meet the 2m requirement for the 
front half of each dwelling, thereby minimising the impact to the street. 
 
The upper level of each dwelling has been setback 2m from the northern and southern property 
boundaries. This is consistent with PDC 11 of the Residential Zone and will effectively minimise the 
amount of overshadowing to the adjacent properties, especially given the existing boundary 
structures on these properties (see Image 1 below).  
  



Council Assessment Panel Agenda 11 September 2018 

Page 219 Item 6.6 

However, the garage walls of each dwelling are proposed to be built on the side boundary for a 
length of 6.3m. These walls are 3.7m in height which exceeds the recommended 3m wall height 
described in PDC 13 of the Residential Development module. This is not considered to be fatal to 
the application as the garages will be built immediately adjacent the structures described above on 
the northern and southern property boundaries. The presence of the existing structures on these 
boundaries will mitigate the potential issues that can arise from boundary walls (bulk and scale, 
overshadowing etc.) 
 

 
Image 1: northern and southern property boundaries 
 
Design  
The proposed dwellings have been designed to be sympathetic to existing development in the 
locality. This has been achieved by including a relatively modest upper level and a single-width 
garage door (3.3m) facing the street. This garage door opens into a double-width garage to provide 
additional covered storage space for the residents. The garage does not form a dominant feature 
of the dwelling owing to its reduced width and the placement of a vertical window on the adjacent 
wall facing the street. The driveway has also been narrowed to provide additional space for 
landscaping within the front yard.  
 
The proposed dwellings share design elements with surrounding development by incorporating 
face brick and pitched Colorbond roofs with eaves.  
 
The two storey design of both dwellings allows for a larger rear yard than would be possible if the 
dwellings were single storey with the same floor area. This element is consistent with other 
properties in the locality and aids in reducing the bulk and scale impacts of the proposed 
development on adjoining properties. 
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SUMMARY 
Notwithstanding the deficiencies in site frontages and upper level side setbacks, the proposal is 
considered a suitable development for the locality that warrants support. The built form is 
consistent with the Desired Character of the policy area in that it involves two detached dwellings 
on low density rectangular allotments. 
 
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.  
 
On balance the proposed development accords with the relevant provisions contained within the 
West Torrens Council Development Plan Consolidated 6 February 2018 and warrants 
Development Plan Consent. 
 
 
RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Land Division Consent for Application 
No. 211/340/2018 (SCAP No. 211/ D034/18) by Joseph Portolesi to undertake a combined 
application: Land division - Torrens Title; Creating one additional allotment; and the construction of 
two (2) two storey detached dwellings at 23 Rutland Avenue, Lockleys (CT5353/252) subject to the 
following conditions of consent: 
 
Development Plan Consent Conditions 
 
1. Development is to take place in accordance with the plans prepared by Spectra Building 

Designers and Bartlett Drafting and Development relating to Development Application No. 
211/340/18 (SCAP 211/D034/18). 

2. That all stormwater design and construction will be in accordance with Australian Standards 
and recognised engineering best practices to ensure that stormwater does not adversely affect 
any adjoining property or public road and, for this purpose, stormwater drainage will not at any 
time:  
a) Result in the entry of water into a building; or 
b) Affect the stability of a building; or 
c) Create unhealthy or dangerous conditions on the site or within the building; or 
d) Flow or discharge onto the land of an adjoining owner; or 
e) Flow across footpaths or public ways. 

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

4. 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. 

5. That the upper level windows on the Northern eastern and southern facades of the dwellings 
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. 
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Land Division Consent Conditions  
 
6. The financial requirements of the S A Water Corporation shall be met for the provision of water 

supply and sewerage services. (S A Water H0070702) 

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

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

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. 

7. Payment of $6830 into the Planning and Development Fund (1 allotment @ $6830/allotment). 
Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone 
(7109 7018), by cheque payable to the State Planning  Commission marked “Not Negotiable” 
and sent to GPO Box 1815, Adelaide 5001 or in person, by cheque or credit card, at Level 5, 
50 Flinders Street, Adelaide. 

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

 
 
Attachments 
1. Plan of division, built form plans and certificate of title   
2. Internal referrals   
3. External referrals    
 

http://www.edala.sa.gov.au/
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6.7 13 Albert Avenue, CAMDEN PARK 
Application No  211/665/2018 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Land division - Torrens Title; SCAP No. 211/D077/18; 
Create one (1) additional allotment. 

APPLICANT D A Panazzolo 
LODGEMENT DATE 27 June 2018 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 City Assets 
 City Operations 
External 
 SCAP 
 SA Water 

DEVELOPMENT PLAN VERSION 6 February 2018 
RECOMMENDATION Support with conditions 

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

With regard to residential development and land division applications, where all proposed 
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and site 
areas designated in respective zones and policy areas within the West Torrens Council 
Development Plan. 

 
 
PREVIOUS OR RELATED APPLICATION(S) 
Nil 
 
 
SUBJECT LAND AND LOCALITY 
The subject land is formally described as Allotment 118 Deposited Plan 7232, in the area named 
Camden Park, Hundred of Adelaide, Volume 5603 Folio 464. It is more commonly known as  
13 Albert Avenue, Camden Park. There are no easements, encumbrances or Land Management 
Agreements affecting the land. 
 
The subject site is an existing residential property located on the northern side of Albert Avenue 
with an irregular secondary frontage to Albert Place. Currently the site contains a single storey 
detached dwelling, attached garage and an outbuilding and shade sails in the north-western 
corner. Irregular in shape, the site has a 31.4 metre (m) wide frontage to Albert Avenue, a  
9.6m wide secondary frontage to Albert Place and an overall site area of 664 square metres (m2).  
 
The locality is predominantly residential in nature containing a variety of dwellings which include 
single storey detached and semi-detached dwellings, residential flat buildings and group dwellings. 
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Approximately 56m west of the subject site is an Industry Zone fronting Morphett Road and Carlisle 
Street containing warehousing, offices and service trades premises.  
The allotment pattern within the locality is fairly consistent with predominantly rectangular 
allotments to the west and south of the subject land. There are a number of exceptions in the form 
of three irregular shaped allotments at 7, 9 and 11 Albert Place as well as the subject site itself. 
Site areas within the locality vary between 220m² to 700m².  
 
Albert Avenue and Albert Place are separated by a fairly large road reserve containing a number of 
mature street trees that contribute to the amenity of the locality. 
 
The site and locality are shown on the following maps and aerial imagery. 
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PROPOSAL 
The application seeks Development Approval for a Torrens Title land division to create one (1) 
additional allotment.  
 
Proposed allotment 100 is mostly rectangular in shape with a tapering rear boundary. The 
allotment has an 11.8m frontage to Albert Avenue, an average depth of 25.8m and an overall site 
area of 309m2.  
 
Allotment 101 is irregular in shape, with a 19.6m frontage to Albert Avenue, a secondary frontage 
to Albert Place of 9.6m and an overall site area of 360m2. An indicative dwelling design has been 
provided to show that this proposed allotment is able to be functionally developed for residential 
purposes. 
 
A copy of the plan of division (and indicative dwelling design) is contained in Attachment 1. 
 
 
REFERRALS 
Internal 
City Operations 
• An existing Pyrus Calleryana 'Chanticleer' street tree is located 1.8 metres from the western 

boundary. Taking into account the need for a 2m offset from this tree, there is sufficient space 
available to accommodate a crossover on proposed allotment 100 (refer image 1 below). 

• There is also a Pyrus Calleryana 'Chanticleer' street tree located approximately 4.7m from the 
western boundary of proposed allotment 101. City Operations support the removal of this tree, 
leaving sufficient space to accommodate a 6m wide crossover while meeting the offset 
requirements for the existing stobie pole (refer image 2 below). 

 

 
Image 1: Proposed allotment 100 
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Image 2: Proposed allotment 101 
 
 
City Assets 
• Access to allotment 101 from Albert Place is unlikely to be supported due to the property 

dimensions and the shape of the road intersection.  
• Further review will be required when formal applications for dwellings are lodged. 
 
External  
SCAP 
• SCAP has raised no concerns with the proposal. Standard conditions of consent have been 

recommended should the application be supported. 
 
SA Water 
• SA Water has raised no concerns with the proposal. Standard conditions of consent have been 

recommended should the application be supported. 
 
A full copy of the relevant reports is contained in Attachment 2. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Residential Zone and, more specifically, Low Density Policy 
Area 20 as described in the West Torrens Council Development Plan. The main provisions of the 
Development Plan which relate to the proposed development are as follows: 
 
General Section 

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

Orderly and Sustainable 
Development 

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

Residential Development Objectives 1 
Principles of Development Control 1 & 3 

 
 
Zone: Residential Zone 
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 4 
Principles of Development Control 1, 5 & 22 
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Policy Area: Low Density Policy 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 
façade of buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings. 
Objectives 1 
Principles of Development Control 1, 2 & 5 
 
 
QUANTITATIVE STANDARDS 
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 

Lot 100 
 

Lot 101 
 

 
ALLOTMENT AREA 
Residential Zone 
PDC 5 

 
340m² (minimum) 

 

 
303m² 

 
Does Not Satisfy 

 

 
360m² 

 
Satisfies 

 
ALLOTMENT FRONTAGE 
Residential Zone 
PDC 5 
 

 
10m (minimum) 

 

 
11.75m 

 
Satisfies 

 

 
19.39m 

 
Satisfies 

 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings. 
 
Land Division 
Principle of Development Control (PDC) 5 in Low Density Policy Area 20 seeks allotments with an 
area greater than 340m2 and a minimum frontage of 10m. While the proposed division exceeds the 
frontage requirements for both allotments, allotment 100 does not meet site area requirements by 
11.9%. Despite this shortfall, the proposed allotment is considered to be of a suitable size and 
configuration to comfortably accommodate a dwelling in a manner that meets the Development 
Plan requirements in relation to setbacks, private open space, access and parking.  
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PDC 4 of the policy area provides for a more liberal standard (minimum site area of 300m2 and 
minimum frontage width of 9m) in cases where a dwelling is located within 400 metres of a Centre 
Zone. As the subject site is located within 400m of a Centre Zone, some consideration of this 
provision is warranted in assessing the suitability of the land division, despite no dwelling being 
proposed as part of the application.  
 
The reduced quantitative requirements of PDC 4 allow for a denser allotment pattern within 400 
metres of a Centre Zone. The Desired Character for Policy Area 20 states that the intention of this 
is to allow for more residents to take advantage of the variety of community facilities available 
within Centre Zones. It is considered that the proposed division satisfies these requirements by 
increasing the density of allotments in accordance with PDC 4.  
 
Also worthy of noting is that the subject land is located within a Residential Code area. Should a 
new application for a dwelling(s) be lodged under the Residential Code, by law, the approach is 
that the numerical requirements for the site area of a proposed dwelling is to be taken as the lower 
of the two figures contained in PDCs 6 and 4 respectively (refer to Schedule 4, 2B, (5)(a) of the 
Development Regulations 2008). On this basis, a combined application to obtain the reduced site 
area and frontage requirements is not considered necessary as the proposal was considered to be 
of sufficient merit to warrant approval.  
 
Future Development 
Due to the irregular shape of proposed allotment 101, an indicative plan for a dwelling was 
requested. Although not a formal proposal, such a plan provides assurance that a residential 
dwelling can be developed on site which meet the requirements of the Development Plan in 
relation to setbacks and private open space. It has been considered that Objective 2 and PDC 2 of 
the Land Division module of the Development Plan has been reasonably satisfied in that the 
proposed allotment is considered suitable for its intended purpose. 
 
 
SUMMARY 
While the proposed land division meets the minimum frontage requirements of Low Density Policy 
Area 20, allotment 100 fails to meet the minimum site area sought by PDC 5. Given the location of 
the subject site within 400 metres of a Centre Zone, it is considered that the proposed allotments 
will allow for an increase in density, which is in line with the Objectives of the policy area. The size, 
shape and configuration of both allotments are also able to accommodate future anticipated 
dwellings on each site. The proposal is therefore considered to satisfy the desired character of the 
policy area.  
 
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. 
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 6 February 2018 and warrants 
Development Plan Consent, Land Division Consent and Development Approval. 
 
 
RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/665/2018 by D A Panazzolo to undertake a Land Division - 
Torrens Title; SCAP No. 211/D077/18; to create one (1) additional allotment at 13 Albert Avenue, 
Camden Park (CT 5603/464) subject to the following conditions of consent: 
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Development Plan Consent 
 
Council Conditions 
1. Development is to take place in accordance with the plans prepared by Jeanes & Sommerville 

Surveyors Pty. Ltd. relating to Development Application No. 211/665/2018 (SCAP 
211/D077/18).  

 
2. Prior to the issue of certificates, all existing buildings shall be removed from proposed Lots 100 

and 101. 
 
Land Division Consent 
 
Council requirements 
 
Nil 
 
State Commission Assessment Panel Conditions 
 
3. The financial requirements of SA Water shall be met for the provision of water supply and 

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

 
4. Payment of $6830 into the Planning and Development Fund (1 allotment @ $6830/allotment).  
 

Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone 
(7109 7018), by cheque payable to the State Planning Commission, marked "Not Negotiable" 
and sent to GPO Box 1815, Adelaide 5001, or in person, at Level 5, 50 Flinders Street, 
Adelaide. 

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

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

 
Notes: 
1. The existing street tree has been assessed and considered acceptable to be removed by 

Council’s Arborist. 
 

a) Based on Council’s standard schedule of fees and charges, a fee for the removal of the 
street tree inspected is currently valued at $452.00. The stated fee is a value for the 
current financial year and will vary depending upon the year of removal, which is due to 
annual price increases and changes to the tree. 

 
I ………………………………….. as the property owner / developer / applicant - for the 
Development Application number 211/665/2018, acknowledge that this application 
will result in the necessity for the removal of 1 street tree.  
 
Prior to the commencement of any physical works it is acknowledged that a fee 
must be paid to Council in accordance with the City of West Torrens street tree 
removal Policy. 
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I acknowledge that the street tree shall only be removed by a Council staff member 
or contractor who is acting on behalf of City of West Torrens Council. 
 
 
Signature………………………………………….. 

 
b) If the street tree is removed outside of this financial year, a further inspection and re-

valuation of the street tree will be undertaken and the tree removal fee will be amended 
and a new invoice posted to the applicant for payment. There is a further requirement for 
confirmation that this revised fee will override any previous quote, prior to any works being 
undertaken for the street tree removal. 

 
c) The applicant / property owner / developer acknowledges that the removal of the street 

tree must only be undertaken by Council’s arboriculture officer or an approved contractor 
instructed to act on behalf of the City of West Torrens. 

 
d) At no stage should an applicant / property owner / developer undertake to remove or 

prune the street tree mentioned as a Penalty up to $5,000 applies under the Local 
Government Act. 

 
 
 
 

Attachments 
1. Plan Set   
2. Referral reports    
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7 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER    
Nil 

 

8 SUMMARY OF COURT APPEALS 
8.1 Summary of SCAP, ERD Court and deferred CAP matters - September 2018 
Brief 
This report presents information in relation to: 
 

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

and 
3. any deferred items previously considered by the Council Assessment Panel. 

 
Matters pending determination by SCAP that have been received by Council 
 
Reason for 
referral 

DA number Address Description of development 

Schedule 10 
(informal) 

211/740/2017 
(211/M013/17) 

192 ANZAC Highway, 
GLANDORE 

Eight-storey building,  
36 dwellings 
 

Major Project 211/61/2018 
(211/D203/17) 

292-304 Anzac Highway, 
PLYMPTON 

Land division - Boundary  
Re-alignment 
 

Schedule 10 
(informal) 

211/784/2018 
(211/M020/18) 

200-202 Anzac Highway, 
PLYMPTON 

Construction of nine (9) 
storey mixed use 
development - retail, café,  
75 apartments & associated 
basement & ground-level 
parking 
 

 
 
Development Application appeals before the ERD Court 
 
DA Number Address Reason for 

Appeal 
Description of 
Development 

Status 

211/1373/2017 33 & 35 Malurus 
Avenue, 
LOCKLEYS 

Applicant 
appealed CAP 
refusal (March 
meeting) 

Land division - 
Torrens Title 
(Boundary re-
alignment) 
 

Appeal 
withdrawn  
 

211/1256/2017 240-242 Sir 
Donald Bradman 
Drive & 27 Wilson 
Street, 
COWANDILLA 
 

Representor 
appealed CAP 
approval (July 
meeting) 

Change of use and 
construction of 
child care centre 

Directions 
hearing  
20 September 
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Deferred CAP Items 
 
DA number DAP/CAP 

Meeting 
Address Description of 

development 
Reason for deferral 

211/796/2016 9 August 
2016 

22 Lindsay 
Street, CAMDEN 
PARK 

Create 2 additional 
allotments and 
construct 3 two-
storey dwellings 
within a residential 
flat building 
 

Acoustic report, tree 
assessment report 
 

 
 
Conclusion 
This report is current as at 3 September 2018. 
 
 
RECOMMENDATION 
The Council Assessment Panel receive and note the information.  
 
 
Attachments 
Nil  
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9 MEETING CLOSE 
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